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1.0 INTRODUCTION AND SUMMARY
(A brief explanation of what the application is about, what the main issues are and the officer's
Recommendation to the Committee)

1.1 The Site
This part of the former EMEB (East Midlands Electricity Board) site is located
to the south of Old Wolverton Road and the north of the Grand Union canal.
The site measures 0.56 hectares. The site is flat and there is a substantial drop
down the embankment to the canal.
1.2 The site currently comprises the construction depot and site cabin for the
adjacent residential development which is nearing completion, pursuant to
reserved matters application 06/01961/REM which was granted consent in
May 2007 for the erection of 95 residential units, 3 office units, associated
parking, open space and play area (approval of reserved matters for
02/01857/OUT). A large number of the 95 residential units with associated
parking are occupied and the last phase is under construction and the open
space and local play area is currently being laid out. The proposed three
offices have not been constructed.
1.3 Opposite the site is open countryside and a number of Grade II listed buildings
including Manor Cottages and Manor Farm (with converted outbuildings). The
buildings are all sited within a Scheduled Ancient Monument, an extensive site
comprising a deserted village, monastic grange and castle. To the east of the
application site is an industrial and employment site (which includes a bad
neighbour designation in the Local Plan). Immediately adjacent is a bus depot
which has a vehicle wash located adjacent to the south east corner of the

application site. To the south of the canal is a 1960's and 1970's residential
area, comprising mainly detached and semi-detached houses. Kings Stephen
Meadows runs along the western boundary of the site, a block of three storey
flats and a terrace of two storey dwelling houses face onto the application site.
Details of the location of the site and its relationship to surrounding properties
can be seen in the plans attached to this report.
1.4 The Proposal
This detailed application seeks the erection of 33 dwellings including 10
affordable housing units and associated works on land which was formerly
designated under reserved matters application 06/01961/REM for the erection
of three offices. The application was accompanied by a Design and Access
Statement, a Planning Statement, a Drainage Strategy Statement, a Noise
Assessment, a Ground Investigation Report including mitigation measures, a
Sustainability Report and an Acoustic Assessment. Details of the proposal as
described above can be seen in the plans appended to this report.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National and Regional Policy
National Planning Policy Framework (March 2012)
Para 14 Presumption in Favour of Sustainable Development
Para 22 Long Term Protection of Employment Sites
Para 32 Transport Statements
Para 39 Parking
Para 51 Change of Use To Residential
Paras 56, 57, 60, 61,63,64 Design
Paras 7, 109 and 118 – Biodiversity Enhancements
Para 69 Crime
Para 98 Sustainability
Para 103 Flood Risk
Para 111 Reuse of Brownfield Land
Para 121 Ground Conditions
Para 123 Noise
2.2 Local Policy
Adopted Milton Keynes Local Plan 2001-2011
D1 Impact of Development Proposals on Locality
D2 Design of Buildings
D2A Urban Design Aspects of New Developments
D3 Canalside Development
D4 Sustainable Construction
NE2 Protected Species
NE3 Biodiversity and Geological Enhancement

E7 Sites for Bad Neighbours
T2 Impaired Mobility
T3 Pedestrians and Cyclists
T10 Traffic
T11 Transport and Travel Plans
T15 Parking Provision
H1 Land Allocated for Housing
H2 Priority Housing
H5 Affordable Housing
H8 Housing Density
H9 Housing Mix
L3 Open Space Standards of Provision
KS6 Wolverton Development Framework Area
P01 & P02 Planning Obligations
P04 Percent for Art
2.3 Supplementary Planning Guidance
Planning Obligations SPG for Education Facilities (2004)
Planning Obligations SPG for Leisure, Recreation and Sport Facilities (2005)
Addendum to Parking Standards for Milton Keynes (2009)
2.4 Supplementary Planning Documents
Social Infrastructure Planning Obligations (2005)
Affordable Housing (2007)
Sustainable Construction (2007)
Affordable Rent Interim Policy Position (2011)
New Residential Development Design Guide (April 2012)
2.5 Core Strategy
CS8 Other Areas Of Change
CS10 Housing
CS11 A Well Connected Milton Keynes
CS12 Delivering Successful Neighbourhoods
CS13 Ensuring High Quality Well Designed Places
CS14 Sustainable Construction
CS19 Healthier and Safer Communities
CS20 The Historic and Natural Environment
CS22 Delivering Infrastructure
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 Main Issues
1. Loss of land designated under planning application 06/01961/REM for
Employment Purposes.

2. Whether the principle of residential development of the site would be
acceptable.
3. Ensure a high quality of design
4. Noise- whether the proposed residential dwellings can be satisfactorily
protected from the existing adjacent employment use.
5. Whether there would be adequate allocated and unallocated parking
provision.
6.Impact on the amenities of Neighbouring Properties

7. Whether the Sustainability Statement would comply with policy D4 of the
Milton Keynes Local Plan 2001 – 2011 and the associated Sustainable
Construction Supplementary Planning Document.
8. The effects of the Affordable Housing Tenure Mix set out under the
Affordable Housing Supplementary Planning Document on the Viability of
the site.
9. Whether the S.106 Contributions towards Education, Leisure, Recreation
and Sports Facilities and Social Infrastructure would comply with the
Supplementary Planning Guidance/Documents.

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

4.1 It is recommended that planning permission be granted subject to the receipt of
an acceptable revised landscape plan, the completion of a S106 legal
agreement for the provision of affordable housing, and financial contributions
towards Education, Leisure and Recreation, Social Infrastructure and the
Carbon Offset Fund and the conditions set in section 6 below.

5.0

CONSIDERATIONS
(The analysis of the issues which are critical, material, considerations and/or of greatest
concern to objectors for the Committee to weigh up before making a decision)

5.1

Principle of Development
Employment
The application site was granted planning permission (Ref 06/01961/REM) for
offices as part of a wider residential development in 2006. Since then the
application site has remained undeveloped and there is enough evidence
provided with the current application to suggest that it is unlikely to come
forward for a commercial use. It should be noted that paragraph 22 of the

National Planning Policy Framework states that ” Planning policies should
avoid the long term protection of sites allocated for employment use where
there is no reasonable prospect of a site being used for that purpose”. In
addition, paragraph 51 of the National Planning Policy Framework
encourages Local Planning Authorities to approve planning applications for
change to residential use and any associated development from commercial
buildings where there is an identified need for additional housing in that area.
It should be noted that the site is allocated for housing and also that policy
KS6 (vii) of the Milton Keynes Local Plan 2001 – 2011 encourages more
housing in Wolverton.
5.2

Principle of Development of The Site For Housing
The application site has a dark brown notation on the Milton Keynes Local
Plan Proposals Map 2001 – 2011 and is allocated for housing. Policy H1 of
the Milton Keynes Local Plan 2001 – 2011 states that planning permission will
be granted for new housing in the areas shown as proposed housing site on
the proposals map. This proposal complies would therefore comply with
policy H1 of the Milton Keynes Local Plan 2001 - 2011.

5.3

The site is included in the Wolverton Development Framework Area in the
Milton Keynes Local Plan 2001 – 2011 and is covered by policy KS6. Policy
KS6 sets out nine criteria that any redevelopment proposal must comply with.
This means that any application will need to be assessed against this policy.

5.4

Policy KS6 sets out 9 criteria that any development should meet.
i.
Support the regeneration of Wolverton Town Centre
ii.
Preserve or enhance the Conservation Area
iii.
Minimise the traffic impact of the development and improve links with
the with the rest of the town
iv.
Improve access to the Grand Union Canal
v.
Improve leisure and recreation facilities
vi.
Ensure a high quality design
vii.
Increase the amount and range of housing
viii.
Promote mixed use development
ix.
Enable continued operation of rail related activities
Criteria i, ii, v, viii and ix are not relevant to this application.

5.5

iii.
Minimise the traffic impact of the development and improve links with
the with the rest of the town
The application was accompanied by a Transport Statement which
demonstrates that the scale of the proposed development would not place
undue pressure on the surrounding highway network or existing road
junctions. The Transport Statement advises that "Using the TRICS database
to estimate vehicle movements during each of the peak hours and during a 12
hour day it can be concluded that the proposed all residential development
would generate significantly fewer two way movements during each of those

time frames when compared to the permitted mixed use development". The
Senior Highway Engineer raised no issues with the statements given in the
Transport Statement regarding impact on the local highway network. The
layout includes road and footpath links into the existing highway network
which link to Old Wolverton employment area and the Wolverton Town
Centre.
5.6

iv. Improve Access To The Grand Union Canal
The southern part of the site abuts the Grand Union Canal, however this
boundary is elevated from the canal tow path and contains significant trees
making it difficult to provide a foot path link from the development to the
existing canal towpath. The existing landscaping along the south boundary
will be retained, which will soften the appearance of the development from the
canal tow path.

5.7

vi. Ensure a high quality of design
The layout of the development provides a mix of two, two and a half and three
storey housing which are accessed from the junction of Meadow King
Stephens Meadow with Old Wolverton Road. The site is rectangular in shape,
the shape of the site determines how the site is laid out. The proposed layout
takes reference from the layout that exists on the western side of Old
Wolverton Road and King Stephens Meadow. A mix of two and a half and two
storey housing would front onto Old Wolverton Road and be accessed off a
landscaped private driveway, following the built form of the existing built
development. A row of two storey housing with out door space at the first floor
and a block of three storey flats are located adjacent to the eastern boundary
of the site and would front onto a new access road. The access road is also
fronted by two storey dwelling houses and gardens on the opposite side. Two
Storey dwelling houses and gardens front onto King Stephens Meadow. The
design of the proposed housing is more contemporary than the traditional
design of the existing housing and would be similar to the design of dwelling
currently under construction by Barratt Homes on part of the former Radcliffe
School Housing Site.

5.8

The design of the proposed housing would provide a change in character
from the more traditional design that exists on the western side of King
Stephens Meadow. The design of the proposed housing has been amended
to ensure that they provide surveillance opportunities on all public elevations
and defensible space to the front. The Crime Prevention Design Advisor has
raised concerns about the design of plots 23 – 33 having a bedroom on the
ground floor and living accommodation at first floor level due to risks to
occupants at night if ground floor windows are left open. The reason for these
units being laid out like this are due to mitigation measures to address noise
concerns which are discussed at paragraph 5.11 below due to the fact that
the site lies adjacent to an existing employment site . However, whilst a
bedroom on the floor may not be ideal, it is not a reason to refuse an
application as such a layout would address other material planning
considerations

5.9

The development would have a density of 58.9 dwellings per hectare, which
would exceed the 40 dwellings per hectare set out under policy H8 of the
Milton Keynes Local Plan 2001 – 2011. The density of the existing 95 unit
scheme on 1.96 hectares is 48.4 dwelling per hectare. However, one of the
reasons why the density exceeds the level set out under policy H8 is because
of the number of smaller dwellings that are being provided on the site. Thus
providing opportunities for people starting out on the housing market and
meeting the housing needs of people requiring smaller units.. It is considered
that the design and layout of the housing development would be of a high
quality and the revised plans largely address points which have been raised
by the Crime Prevention Design Advisor and Senior Urban Designer and fully
address the points raised by the Highway Engineer. The development is
considered to comply with Policy KS6 vi, D2 and D2A of the Milton Keynes
Local Plan 2001 – 2011.

5.10 vii. Increase the amount and range of housing
The proposed development includes six three bedroom houses, two- two
bedroom houses and twenty five one bedroom units. The development
includes 8 affordable housing units and twenty five market houses. The
proposed development would increase the amount and provide a range of
housing.
The application would be in general conformity with policy KS6 vii and policies
D2, D2A,H9 of the Milton Keynes Local Plan 2001 – 2011.
5.11 Noise
The Environmental Protection Officer originally objected to the proposal
based upon the accompanying Noise Assessment and representation
received from Arriva. A further document from the applicant's acoustic
consultant Spectrum dated 24th May 2012 has been submitted and clarifies
issues originally raised by the Council's Environmental Protection Officer. The
Environmental Protection Officer is satisfied with the measurement that has
been carried out to support the application and the modelling of predicted
noise levels with the development completed. The levels predicted in the
noise modelling exercise correlate with those measured and are
representative of the noise climate close to the boundary with the bus depot.
5.12 A response has been received by Arriva and specifically the issue of numbers
of vehicles using the depot. Spectrum have provided some analysis assuming
an increase in vehicles and concluded that although there would be a small
increase in noise levels in the night time period, there would be no actual
increase in maximum noise levels. The buses closest to the application
boundary would effectively screen the application site from activity further into
the bus site. The Environmental Protection Officer does not believe that this
issue is sufficient to change the existing and updated assessment.
5.13 A further outstanding issue is the matter of several dwellings (6 according to
the applicant's noise consultant Spectrum) being required to keep windows

closed to achieve acceptable night time noise levels in bedrooms. Whilst the
Senior Environmental Protection Officer has concerns about this
requirement, it is noted that this requirement (and layout type) has been used
elsewhere in Milton Keynes, for example in the Wolverton Park development
in the blocks closest to the West Coast Mainline railway. This concern is not
considered to be a justified reason for refusal of the application, due the
precedent being previously established in Milton Keynes. The layout of the
dwellings and enhanced noise mitigation measures to those dwellings closest
to the boundary with the bus depot that are detailed in the noise assessment
are considered to be provided adequate protection from noise emanating
from the bus depot. Although, the Senior Environmental Protection has raised
some issue's relating to the relationship of the proposed housing with an
existing employment use it is not considered that there are sufficient reasons
for refusal on noise issues. The development is considered to conform with
policy D1 iv of the Milton Keynes Local Plan 2001 – 2011.

5.14 Parking
The application would need to comply with the Addendum to Parking
Standards For Milton Keynes 2009. In zone 3, based on the submitted
proposal of 6 x 3 bedroom units, 2 x 2 bedroom units and 25 x one bedroom
units 41 allocated and 10.25 unallocated spaces. Therefore, the provision of
unallocated car parking for this site should be 11 spaces. A total of 52 spaces
are required to be provided by the development. The revised plans include
the required allocated and unallocated spaces. The plans also show provision
of bin stores and cycle parking and this is now acceptable. The Highway
Engineer raises no objections to the parking provision for the proposed
development. The development complies with Policy T15 of the Milton
Keynes Local Plan 2001 – 2011 and the Addendum to the Parking Standards
(2009).
5.15 Impact On Neighbours
A minimum spacing and separation distance of 11.5 metres would be retained
between the existing dwellings located along the western side of King
Stephens Meadow and the proposed dwellings along the eastern side of the
road. This is considered to be an adequate front to front spacing and
separation distance. The development is not considered to result in
unacceptable loss of day light or sunlight to existing properties located along
the western side of King Stephen Meadows. Concern had been expressed by
residents about the direct loss of privacy to first floor bedrooms as a result of
the proposed first floor balconies proposed on units 7, 9, 11 and 13. The
applicant has submitted amended plans which removed the first floor
balconies to units 7-10 (inclusive) and 11- 14 (inclusive). This would address
the concerns addressed by residents in King Meadow Close. The proposed
three storey apartment block (Plots 17 -22) would be positioned 22 metres
from the boundary of the nearest existing residential property, this is
considered to spacing and separation would not result in unacceptable loss of
privacy or day/sun light. The development would result in a change of out look

for the occupiers of existing properties in King Stephens Meadow, this site
was originally intended to be developed for offices. The development will
have a visual impact when viewed from existing dwellings in Kind Stephens
Meadows, however, the impact is not considered to be unacceptable and
would be compatible with the existing development. The proposed
development is considered to comply with policy D1 (iii) of the Milton Keynes
Local Plan 2001 – 2011.
5.16 Policy D4
Policy D4 of the Milton Keynes Local Plan 2001 – 2011 and the associated
Supplementary Planning Document on Sustainable Construction are of
relevance. The applicant has submitted a Sustainability Statement dated 24th
May 2012. The Development Plans Manager advises that the Sustainability
Statement satisfactorily sets out how the development will meet the
requirements of policy D4 and the associated Sustainable Construction
Supplementary Planning Document. The only area where additional
information will be required is on the specific location of the PV panels. The
Sustainability Statement sets out the level of PV that is needed to meet the
10% carbon reduction target but states that PV will not be included on each
dwelling but the required 122sqm of panels will be spread across the site on
the most suitable units. This approach is acceptable, however, confirmation of
the final renewables plan will need to be submitted prior to commencement of
any development to ensure the full PV requirement is provided. This can be
secured through a condition. The applicant is willing to make a financial
payment to the carbon offset fund for the amount of carbon produced in the
development's first year. This development does comply with policy D4 of the
Milton Keynes Local Plan 2001 – 2012 and the Sustainable Construction
Supplementary Planning Document.
5.17 Affordable Housing
Under policy H4 of the Milton Keynes Local Plan 2001 – 2011 developments
of 15 dwellings or more expected to provide 30% of new housing on a site as
affordable housing. Under the Affordable Housing Supplementary Planning
Document 25% of the dwellings should be social rent and 5 % shared
ownership. This would equate to the applicant providing 8 Social Rent Units
and 2 Shared Ownership Units. However, the applicant has only been
contacted by one RSL Paradigm who are willing to take Social Rented Units
in this location. The applicant has indicated that the development is not viable
based on the Council's normal tenure mix of 25% Social Rent and 5 %
Shared Ownership. Any variation to the required mix will need a viability
assessment as per the Cabinet Decision of 9 November 2011 (Interim
Planning Policy for Affordable Rent) which will be subject to a decision by
Development Control Committee. The applicant has submitted a viability
appraisal which has been assessed by the Council's Valuer who advises that
based on the 8 Social Rented/2 Shared Ownership scheme the figures put
forward and additional information provided are reasonable confirm that the
development based on this affordable housing mix is not viable.

5.18 The applicant has offered to provide 8 affordable housing units 6 Social
Rented (1 bedroom flats) and 2 shared ownership units (1 bedroom houses),
which would equate to 25% affordable housing provision on the site. The
additional two bedroom houses which would have been affordable housing
units will be converted to market housing. The Housing Policy and
Development Officer, advises that "given the Valuer's response with regards
to the lack of viability if the Council's adopted Affordable Housing policy is
implemented on this development, some changes are going to be needed in
order to make the scheme work. Increased housing supply and meeting the
Core Strategy house building target is one of the key aims from the emerging
housing strategy which will be going to Cabinet in June. On a practical level
the Council is facing increased homelessness and at the time of writing this
report it is understood that the Council has 75 households in bed and
breakfast accommodation. Whilst the proposed offer from applicant's
reduces the quotient (i.e. the offer equates to less than 30%) it does
nevertheless deliver social rented housing units (which is the Council’s
preferred tenure). Consequently, albeit with some reluctance, the applicant's
offer is supported". On this basis it would be unreasonable to refuse this
application on the basis that the application is short of two affordable housing
units.
5.19 Planning Obligations
Policy P01 of the Milton Keynes Local Plan 2001 – 2011 states:
"The Council will seek to ensure that development proposals make adequate
provision for both infrastructure and community facilities that directly relate to
the proposed development. In making an assessment of such needs, it may
be necessary to take into account the cumulative effect of a number of
developments on the existing infrastructure of the surrounding area.
Developers will be expected to meet the full costs of facilities required as a
consequence of development and contribute to resolving existing deficiencies
where these would be made worse by the development."
5.20 Policy P02 of the Milton Keynes Local Plan outlines the main types of
developments where the Council will seek improvements to infrastructure and
community facilities criteria iv includes proposals for new housing such as
being proposed by this development.
5.21 Policy P04 requires where new development is proposed, developers are
encouraged to allocate at least 1% of the capital cost of a development
towards the incorporation of public works of art that enhance the appearance
of the development.
5.22 This contribution should be split as follows in accordance with the Council's
adopted Supplementary Planning Guidance and Documents for Planning
Obligations. These documents are in place to support the Local Plan policy
requirement for Planning Obligations and demonstrate the requirement based
on a policy-based approach to ensuring the impact of new developments are
mitigated and the developments are made acceptable in planning terms.

5.23 It is considered that these contributions meet the necessary legislative and
legal requirements for Planning Obligations, notably the National Planning
Policy Framework (NPPF) and the Community Infrastructure Levy (CIL)
Regulation 122 for Planning Obligations and the three Statutory Tests for
Planning Obligations which an authority must be satisfied when requesting
any Planning Obligations.
These tests are:
1. it is necessary to make the development acceptable in planning terms
2. it is directly related to the development
3. it is fairly and reasonably related in scale and kind to the development
5.24 The following contributions have been discussed with the relevant service
departments and Parish Council in line with the adopted Supplementary
Planning Documents /Guidance Notes and will be spent on providing
improvements to the existing community facilities and infrastructure that serve
this development.
5.25
Social Infrastructure - £124,714
Wolverton Library - £ 5,470.74
Adult Continuing Education in Wolverton - £2,597.22
Crematorium/Burial Grounds £2,201.40
Museums and Archives £3,868.20
Health Facilities £37,853.10
Waste Management £6,244.38
Social Care – Day Care £1,326.24
Social Care – Older Persons Housing £8,123.22
Emergency Services £1,215.72
Voluntary Sector £4,586.58
Milton Keynes University £17,462.16
Milton Keynes College £ 6,189.12
Inward Investment £4,586.58
Public Art £19,680 to be provided on site.
Waste Management Receptacles - £3,300
Leisure and Recreation £122,193.16
Playing Fields - provision £ 11,629.47 and maintenance £9,946.80
Local Play (Provision and Maintenance) - £29,785.14
Neighbourhood Play (Provision and Maintenance)-£37,797.84.
Community Hall – £5,132.11
Local Parks (Provision and Maintenance)- £5,415.48
District Parks (Provision and Maintenance)-£10,830.96
Allotments –£2,072.25
Sports Hall - £2,576.52

Education £70,352
Additional school places in the vicinity of this development site. The following
contributions would be required.
Early Years - £5,668
Primary School - £28,004.79
Secondary - £30,141.41
Post 16 - £6,537.79
Total Contribution £317,258 or £9,613.878 per dwelling.
5.26 The applicant has agreed to make the full level of contributions being sought
under the Supplementary Planning Documents/Guidance Notes. The
applicant has agreed to enter into a S106 Legal Agreement with the Council
secure the above listed contributions. The contributions being provided are in
line with the adopted planning policy and Supplementary Planning
Documents /Guidance Notes and ensure the contributions are spent to
mitigate the impact of the development on surrounding infrastructure and
services making the development acceptable in planning terms.

6.0

CONCLUSIONS
(The officer advice to the Development Control Committee on the appropriate decision,
based on the policies of the Development Plan, taking into account the issues detailed in the
report)

6.1

The application site was granted planning permission (Planning Permission
06/01961/REM) for offices as part of a wider residential development in 2006.
Since then the application site has remained undeveloped and there is
enough evidence provided with the current application to suggest that it is
unlikely to come forward for a commercial use. Recent National Policy
indicates that planning policies should avoid the long term protection of
employment sites where there is no reasonable prospects of the site coming
forward for that purpose. Applications should be approved for housing where
there is an identified need for additional housing in an area. The site is
designated in the Milton Keynes Local Plan 2001 – 2011 as a housing site,
therefore this proposal would be acceptable.

6.2

The applicant was accompanied by a Transport Statement which indicates
that the site would not place undue pressure on the surrounding highway
network or existing road junctions. The Senior Highway Engineer concurs
with the statements relating to these matters in the Transport Statement. The
development includes adequate allocated and unallocated parking to serve
the development.

6.3

The revised layout and design of the development addresses many of the
concerns raised by Officer's and would enhance the layout that already
existing. The contemporary design of the dwellings would provide an
interesting contrast with the more traditional design of the existing dwellings.
This proposed area would have its own distinctive character, which has been

incorporated into other developments nearby. The layout includes a range of
house types and will be further enhanced if the suggested changes made by
the Senior Landscape Officer are fully incorporated into the revised landscape
plan. The development would not have an adverse impact on the amenities of
neighbouring properties in terms of noise, visual intrusion and loss of
daylight/sun light. This development does comply with policy D4 of the Milton
Keynes Local Plan 2001 – 2011 and the Sustainable Construction
Supplementary Planning Document
6.4

Although, the Senior Environmental Protection has raised some issue's
relating to the relationship of the proposed housing with an existing
employment use, with the design and noise mitigation measures proposed it
is not considered that there are sufficient reasons for refusal on noise issues.

6.5

Although the development would not fully accord with the Council's Affordable
Housing Policy. A viability assessment has been submitted and assessed by
the Council's Valuer who concludes that the development would be unviable if
its was expected to deliver 30 % affordable housing on the site. It would
deliver 25% affordable housing provision on site including 6 social rented
units which is the Council's preferred tenure and two shared ownership units.
Thereby meeting some of the Council's housing need.

6.6

The Planning Obligations contributions being provided are fully in line with the
adopted planning policy and Supplementary Planning Documents /Guidance
Notes and ensure the contributions are spent to mitigate the impact of the
development on surrounding infrastructure and services making the
development acceptable in planning terms. It is therefore recommended that
planning permission is granted subject to the receipt of an acceptable revised
landscape plan and the completion of a S106 legal agreement for the
provision of affordable housing, and financial contributions towards
Education, Leisure and Recreation, Social Infrastructure and the Carbon
Offset Fund and the conditions set in section 6 below.

7.0

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 )

The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.

2

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)
The external materials to be used in the development shall be in
accordance with samples to be submitted to and approved in writing by
the Local Planning Authority before any work is commenced.(M03)

3

Reason: To ensure that the development does not detract from the
appearance of the locality.
No dwellings/premises shall be occupied until the works have been
carried out in accordance with the surface water strategy so approved
unless
otherwise approved in writing by the Local Planning Authority.
Reason: To prevent environmental and amenity problems arising from
flooding.

4

Prior to the commencement of development an otter mitigation strategy,
written by a suitability qualified ecologist, detailing how impacts to this
species will be avoided during both construction and post construction
phases shall be submitted to and approved in writing by the Local
Planning Authority. The approved strategy shall be implemented
throughout the construction and post construction phases.
Reason: To ensure adequate protection of protected species in
accordance with policy NE2 of the Milton Keynes Local Plan 2001 2011.

5

Prior to the commencement of development an water vole mitigation
strategy, written by a suitability qualified ecologist, detailing how impacts
to this species will be avoided during both construction and post
construction phases shall be submitted to and approved in writing by the
Local Planning Authority. The approved strategy shall be implemented
throughout the construction and post construction phases.
Reason: To ensure adequate protection of protected species in
accordance with policy NE2 of the Milton Keynes Local Plan 2001 2011.

6

A scheme for external bat-boxes and/or inbuilt crevices on new buildings
shall be submitted to and approved by the Local Planning Authority prior
to work commencing on site. This shall include Wild-X Cavity Bat Roost
boxes to be installed close to the apex of the west sides of house
numbers 2 and 5. (one box on each house) Further Wild-X Cavity Bat
Roost boxes to be installed close to the apex of the south sides of house
numbers (again one per house) 4, 9, 10, 13 and 14. Four Wild-X Cavity
Bat Roost boxes to be installed more than three quarters in height up the
west and south facing walls (two on each wall) of numbers 17 -22. Five
further Wild-X Cavity Bat Roost boxes to be installed more than three
quarters in height up the east facing walls of houses 23, 25, 27, 29, and
31.The development shall be carried out in accordance with the
approved details and shall be maintained in perpetuity.
Reason: To improve the sites biodiversity.

7

No development shall commence until details of a scheme (including
location) for bird boxes has been submitted to and approved by the

Local Planning Authority. The scheme shall include 20 nesting cups to
be placed where the soffits meet the walls and should be sited on the
north (5 nest cups) and east side (15 nest cups) of block 17 -22 and six
no 25 swift bricks or ibstock swift bricks to be installed about three
quarters of the way up the eastside of block 17-22. No. 25 Swift Bricks,
or Ibstock Swift Bricks to be installed at more than 5 metres in height on
the east facing walls of house numbers 1, 3, 24, 26, 28, 30 and 32. Also
the north facing walls of house numbers 7, 8, 11, 12 and 33. The
development shall be carried out in accordance with the approved
details and the boxes shall be retained in perpetuity.
Reason: To improve the biodiversity of the site
8

Notwithstanding the details on the submitted plans prior to the first
occupation of any dwelling, details of the proposed boundary treatment
(showing height, specification and materials and/or planting) shall first
have been submitted to and agreed in writing by Local Planning
Authority and thereafter implemented in accordance with the agreed
details unless otherwise agreed in writing.
Reason: To ensure that the external appearance of the development is
satisfactory. The boundaries adjacent waterside developments should
provide an attractive façade and poor design can affect how the
waterway is perceived. The construction of foundations for fencing has
the potential to impact on the integrity of the waterway therefore
development approved should prevent damage to the waterway
structure and protect users on the towpath

9

No development shall take place until a landscaping scheme has been
submitted to and agreed in writing by the Local Planning Authority. The
scheme shall indicate the size, species and spacing of planting, the
areas to be grassed, and the treatment of hard surfaced areas. Any such
planting which within a period of 5 years of implementation of the
landscaping die, removed, or become seriously damaged or diseased
shall be replaced in the next planting season with others of a similar size
or species, unless the Local Planning Authority gives written consent to
the variation. The approved scheme shall be fully implemented prior to
the first occupation of any dwelling.
Reason: To improve the appearance of the site when viewed from the
waterside and to enhance the biodiversity of an area. Landscaping also
has the potential to impact on the integrity of the waterway and it is
necessary to assess this and determine future maintenance
responsibilities for the planting. Landscaping affects how the waterway
is perceived.

10

Notwithstanding the plans submitted prior to the commencement of
development, details of the proposed protective fencing to be erected to
safeguard the waterway infrastructure and trees during construction of
the development shall be submitted to and agreed in writing by the Local

Planning Authority and thereafter implemented in accordance with the
agreed details unless otherwise agreed in writing.
Reason: The ecological environment in this location is sensitive and
should be protected from disturbance, dust, run off, waste etc.
11

No development approved by this planning permission shall take place
until a remediation strategy that includes the following components to
deal with the risks associated with contamination of the site shall each
be submitted to and approved, in writing, by the local planning authority:
1. A preliminary risk assessment which has identified:
- all previous uses
- potential contaminants associated with those uses
- a conceptual model of the site indicating sources, pathways and
receptors
- potentially unacceptable risks arising from contamination at the site.
2. A site investigation scheme, based on (1) to provide information for a
detailed assessment of the risk to all receptors that may be affected,
including those off site.
3. The results of the site investigation and the detailed risk assessment
referred to in (2) and, based on these, an options appraisal and
remediation strategy giving full details of the remediation measures
required and how they are to be undertaken.
4. A verification plan providing details of the data that will be collected
in order to demonstrate that the works set out in the remediation strategy
in (3) are complete and identifying any requirements for longer-term
monitoring of pollutant linkages, maintenance and arrangements for
contingency action.
Any changes to these components require the express written consent
of the local planning authority. The scheme shall be implemented as
approved.
Reason: The site overlies a Principal Aquifer in the Blisworth Limestone,
with a Secondary B Aquifer in the Rutland Formation mudstones in the
far south of the site. Principal Aquifers are geological strata that exhibit
high permeability and provide a high level of water storage. They may
support water supply and/or river base flow on a strategic scale.
Secondary Aquifers are often capable of supporting water supplies at a
local scale and normally provide an important source of flow to some
rivers. The groundwater in the area makes the site vulnerable to
pollution. The site is a former electricity board site, with known former
tank farms, that may have the potential for contamination. Although the
reports conclude that the risks to controlled waters are low, we request
clarification that contaminant sources are outside the boundary of this
proposed development.

12

No occupation of any part of the permitted development shall take place
until a verification report demonstrating completion of works set out in
the approved remediation strategy and the effectiveness of the
remediation shall be submitted to and approved, in writing, by the local

planning authority. The report shall include results of sampling and
monitoring carried out in accordance with the approved verification plan
to demonstrate that the site remediation criteria have been met. It shall
also include any plan (a long-term monitoring and maintenance plan) for
longer-term monitoring of pollutant linkages, maintenance and
arrangements for contingency action, as identified in the verification
plan. The long-term monitoring and maintenance plan shall be
implemented as approved.
Reasons: It is important that remediation works, if any, are verified as
completed to agreed standards to ensure that controlled waters are
suitably protected. If the works to comply with our condition 1 find no
contamination or that the risks from any such contamination are
acceptable, then works to comply with this condition will not be required.

13

If, during development, contamination not previously identified is found
to be present at the site then no further development (unless otherwise
agreed in writing with the local planning authority) shall be carried out
until the developer has submitted a remediation strategy to the local
planning authority detailing how this unsuspected contamination shall be
dealt with and obtained written approval from the local planning
authority. The remediation strategy shall be implemented as approved.
Reason: Land contamination investigation and assessment can provide
a robust understanding of the contamination present and any necessary
remedial action required. However with all due diligence, contamination
can still be missed by an investigation and this condition gives the LPA
the ability to require a new, or amendments to an existing, remediation
strategy for any previously unexpected contamination which
subsequently comes to light.

14

The development shall not be begin until details of the adoptable estate
road have been approved in writing by the Local Planning Authority and
no dwelling shall be occupied until the estate road that provides access
to it from the existing highway has been laid out and constructed in
accordance with the approved details.
Reason: In order to minimise danger, obstruction and inconvenience to
users of the highway and of the development

15

All accesses from the highway to parking spaces and dwellings shall be
via 45 degree splayed verge/footway crossovers.
Reason: To minimise danger, inconvenience and obstruction to highway
users.

16

The scheme for parking indicated on drawing number NE-02-04 REV H
(Planning Layout) shall be laid out prior to the initial occupation of the
development hereby permitted and that area shall not thereafter be used

for any other purpose.
Reason: To enable vehicles to draw off and park clear of the highway to
minimise danger, obstruction and inconvenience to users of the
adjoining
highway.
17

No development shall commence until details of the measures to be
incorporated into the development to demonstrate how 'Secured By
Design' accreditation will be achieved have been submitted to and
approved in writing by the Local Planning Authority. The development
shall be carried out in accordance with the approved details, and shall
not be occupied or used until the Council has acknowledged in writing
that it has received written confirmation of 'Secured By Design'
accreditation.
Reason; To design out crime and promote the well-being in the area.

18

The parking areas and non-adopted areas shall be lit to the BS5489
standard. The areas should have a minimum uniformity rate of 0.25Uo
(25%) and the colour rendition of the lighting is to at least 60Ra (60%).
Prior to the commencement of development the developer shall submit a
LUX plan showing how this standard will be met on site to the Local
Planning Authority for Approval. The approved scheme shall be
implemented prior to occupancy of any dwellings. The LUX plan should
detail what lamps are being proposed and also the maximum, minimum,
average and uniformity levels for each area.
Reason; To design out crime and promote the well-being in the area.

19

Not withstanding the details shown on the submitted plans, prior to the
commencement of the development details in respect of the design and
security measures for the secure enclosure bin store for the apartments
(Plots 17 -22) shall be submitted to and approved in writing by the Local
Planning Authority. The approved scheme shall be implemented prior to
the first occupation of plots 17 -22 and thereafter be maintained in that
form.
Reason: To ensure that there is a satisfactorily designed and secured
bin store to serve the apartments.

20

Before the development is occupied the ground surface areas around
the building(s) including roads, drives, parking areas, kerbs, footways,
patios, terraces and other amenity surfaces, including areas for earth
moulding and contouring, shall be constructed in accordance with details
to be submitted to and approved by the Local Planning Authority.
Reason: To ensure a satisfactory layout in keeping with the general
amenity of the area and to provide a satisfactory setting for the
development.

21

Building works shall not commence until vehicle wheel cleansing
facilities have been provided on the site to the satisfaction of the Local
Planning Authority. Such facilities shall be used by all vehicles leaving
the site and shall be permanently maintained in working order
throughout the construction period.
Reason: To ensure that construction works do not prejudice conditions
of safety and cleanliness along the neighbouring highway.

22

No building or other site works likely to cause nuisance to adjacent
occupiers shall be carried out before 8.00 am or after 6pm Mondays to
Fridays, nor before 8am or after 1pm on Saturdays, or at any time on
Sundays or Bank Holidays.
Reason: To limit the detrimental effect on adjacent occupiers by reason
of noise and disturbance.

23

24

Before any clearance, building or other works commence on site details
shall be submitted to and approved by the Local Planning Authority
specifying the parts of the site to be used for site huts, storage of
materials and plant and parking of employee's cars during the
construction period, and any proposal for fencing of a site compound.
Reason: To ensure satisfactory provision in relation to adjoining property
and circulation within the site.
Neither demolition nor any other site works shall commence until the site
has been enclosed by either a continuous solid fence or heras fencing in
accordance with details to be agreed in writing by the Local Planning
Authority. Such fencing shall remain until clearance and building works
have been completed.(S01)
Reason: To protect the amenities of the locality.

25

Access to and egress from the site during construction works shall not
be obtained except to King Stephens Meadows from Old Wolverton
Road. (S03)
Reason: In the interests of the amenities of the residential area.

26

Unless agreed in writing by the Local Planning Authority, the
development shall be carried out in accordance with the Sustainability
Statement dated 24th May 2012. The scheme shall be implemented in
full prior to the occupation of each dwelling.
Reason: To ensure that the development complies with the Council's
objective for Sustainable Development in accordance with Policy D4 of
the Adopted Local Plan: 2001-2011.

27

Prior to commencement of development, details of the final renewable
energy strategy will be submitted for approval by the Council. The

submission will detail how the required 122sqm of photovoltaic panels
will be accommodated on site on a unit by unit basis.
Reason: ensure the 10% carbon reduction requirement of Local Plan
Policy D4 is achieved.

28

Prior to the commencement of the development details of the site waste
management strategy to be implemented by the contractor throughout
the construction process shall be submitted to and approved in writing
by the Local Planning Authority. The approved measures shall be
implemented and used throughout the whole of the construction process
until the development is completed. Regular reports are to be submitted
to the Council to verify the implementation of the plan.
Reason: To minimise construction waste and encourage the reuse or
recycling of waste materials inline with the requirements of Policy D4 of
the Milton Keynes Local Plan 2001-2011.

29

Prior to commencement of the development a report detailing how 10%
of materials (by value) will be sourced from reused or recycled sources
shall be submitted to the Council for approval. The development shall be
carried out in accordance with the approved scheme.
Reason: To ensure the sustainable use of materials inline with the
requirements of Policy D4 of the Milton Keynes Local Plan 2001-2011.

Appendix to 12/0594/FUL

1.0 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)

1.1 02/01857/OUT
Outline application for residential development (approx 43 units) and live/work
units (approx 43 units)
Permission 02.12.2003
06/01961/REM
Erection of 95 residential units, 3 office units, associated parking, open space
and play area (approval of reserved matters for 02/01857/OUT)
Reserved Matters Consent Granted 31.05.2007. This permission has been
partially implemented, 95 residential units have been constructed, associated
parking, open space and play area provided.
09/00432/FUL
Variation of condition 9 (all planting to be carried out within twelve months of
commencement of development) and variation of condition 11 (noise and
disturbance mitigation scheme) attached to planning permission
02/01857/OUT.
Permission 29.05.2009
09/00520/DISCON
Details submitted pursuant to condition 2 (ground surface areas), condition 4
(wheel cleaning facilities), condition 5 (tree protection), condition 6 (surface
water), condition 7 (highway details), condition 11 (floor levels) and condition
13 (bin and cycle store) attached to planning permission 06/01961/REM.
Details Approved 29.05.2009
09/00521/DISCON
Details submitted pursuant to condition 4 (external materials), condition 7
(mast), condition 8 (boundary treatment), condition 9 (landscaping), condition
10 (tree removal), condition 13 (contamination) attached to planning
permission 02/01857/out
Details Approved 29.05.2009
11/02083/NMA
Non-material amendment to planning permission 06/01961/REM to replace
existing balconies to the rear of plots 16-19 with Juliet balconies
Permission 24.10.2011
12/00520/NMA
Non material amendment to planning permission 06/01961/REM for changes
to playground layout and manufacturer of playground equipment
Permission 05.04.2012

2.0

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

Comments
2.1

Highway Engineer

Officer
Response
Noted

1. The revised plans now show 11 unallocated spaces
and as such complies with the parking standards.
Allocated parking is also provided to the maximum
provision acceptable.

Policy
Reference
T15
MKLP
And
Addendum to
Parking
Standards.

2. The plans show provision of bin stores that is now Noted.
acceptable.

2.2

3. No objection to planning permission being granted
subject to the imposition of conditions relating to
details of adoptable estate road; accesses from the
highway to parking spaces and dwellings shall be
via 45 degree splayed verge/footway crossovers;
the scheme for parking shall be laid out as per
drawing number NE-02-04 REV H.
Network Rail

2.3

No objections or comments to make.
Senior Landscape Officer
The application is supported with a landscape drawing
(Pegasus. Bir.3906_01B) requested that the plans are
amended to provide:
•
•
•
•
•
•

South Boundary Adjacent to Grand Union Canal
Wildlife Corridor – Ornamental mix to native.
Streets – Explore the option of tree planting at
either end of the on-street visitor parking between
plots 9 & 11 and 10 & 12.
Provision of a native hedge with trees along the
northern boundary to enable the existing hedgeline
from the west to be continued.
Add tree to grass area north of parking space 16.
Include planting to the frontage of plots 23-33 &
further planting to the front of block 17-22.
Amend layout and ‘stagger’ trees to show trees
within respective garden spaces of plots 9 -10 and
11-12.

Noted see
para
section 6.

Noted.

D2v
MKLP
Noted.
2001-2011
Applicant
has agreed
to submit
amended
plans
addressing
these
points.

2.4

Archaeologist

Noted.

HE1
MKLP
2001-2011

Has assessed the site against the known archaeological
resource as contained in the Milton Keynes Historic
Environment Record (HER). The site is not regarded as
being of significant archaeological potential. It is not
necessary to conduct any pre-determination
archaeological investigation or impose any archaeological
condition in respect of the site.
2.5

H2
to
H5
MKLP 20012011

Housing Strategy Officer
1. The site requires 10 Affordable Housing units out of 33
total = 30% Affordable
2. Tenure Mix should be 8 (25%) Social Rent and 2 (5%)
Shared Ownership as per the Affordable Housing
Supplementary Planning Document 2007 required tenure
mix. Any variation to the required mix will need a viability
assessment as per the Cabinet Decision of 9 November
2011 (Interim Planning Policy for Affordable Rent) which
will be subject to a decision by Development Control
Committee.
3. Pleased to see that the Affordable properties will be to
Homes Communities Agency Design and Quality
standards.

2.6

Affordable
Housing
Supplementary
Planning
Document.

Noted.

4. Expressed concerns about the proximity of Plots 17-22
and Plots 23, 24 to the wheel wash, and possible noise
disturbance caused to the occupants.

D1
MKLP
2001-2011

Crime Prevention Design Advisor
1.Onyx Units – Plots 23-33 – It is extremely disappointing
that the applicant has chosen to disregard my comments.
Having the bedroom on the ground floor rather than first
floor places an undue risk on the occupants. The
applicant has argued that this is no different to a ground
floor apartment, however, this is not an apartment and
there is the opportunity to move the bedroom up to the first
floor. My initial comments are therefore extant and as
such I can not support this application.

D2vi
MKLP2001
2011

-

Plots 7-14 – happy with the amendments that have been Noted
made in relation to these units and therefore withdraw my
concerns.

D2vi
MKLP2001
2011

-

Open Space Between Plots 9-10 and 11-12 – Happy with the Noted.
amendments that have been made in relation to these units and
therefore withdraw my concerns.

D2vi
MKLP2001
2011

-

Plot 5 Happy with the amendments that have been made Noted
in relation to these units and therefore withdraw my
concerns.

D2vi
MKLP2001
2011

-

Plot 16 – Happy with the amendments that have been Noted
made in relation to these units and therefore withdraw my
concerns.

D2vi
MKLP2001
2011

-

Plots 17-22 Amenity Space– Happy with the amendments Noted
that have been made in relation to these units and
therefore withdraw my concerns.

D2vi
MKLP2001
2011

-

Alleyway Behind Plots 17-22 and 23-33 – Happy with the Noted
amendments that have been made in relation to these
units and therefore withdraw my concerns.

D2vi
MKLP2001
2011

-

Left Over Pieces of Land – Happy that this piece of land Noted
will be cared for by the applicants management company
and therefore withdraw my concerns.

D2vi
MKLP2001
2011

-

Boundary Treatment - Happy with the amendments that Noted.
have been made in relation to these units and therefore
withdraw my concerns.

D2vi
MKLP2001
2011

-

Cycle Storage – satisfied with the amendments that have Noted.
been made in relation to these units and therefore
withdraw my concerns.

D2vi
MKLP2001
2011

-

Noted. See D2vi
Section 6.
MKLP2001
2011

-

Noted. See D2vi
Section 6.
MKLP2001
2011

-

Physical Security – It is requested that a condition is Noted. See D2vi
imposed on the applicant to ensure that this development, section 6.
MKLP2001
2011
if approved, is built to the Secured by Design standards.

-

Bin Store – It is requested that a condition is placed on the
applicant in respect of the design and security measures
for the secure bin store for the apartments. However,
satisfied with the amendments that have been made to the
Onyx (Plots 23-33) and Topaz (Plots 7-14) units.
Lighting – It is requested that a condition is imposed on
the applicant to ensure that the parking areas and nonadopted areas are lit to the BS5489 standard. This should
also include ensuring that the area has a minimum
uniformity rate of 0.25Uo (25%) and that the colour
rendition of the lighting is to at least 60Ra (60%). This
condition ensures that the applicant submits a LUX plan
showing how this standard is being met prior to
commencement of any works on site and that the scheme
is implemented prior to occupancy. This LUX plan should
detail what lamps are being proposed and also the
maximum, minimum, average and uniformity levels for
each area.

2.7

Noted.

D1
MKLP
2001 -2011

Foul Sewerage Network - The sewerage system at
present has available capacity for these flows. If the
developer wishes to connect to Anglian Water's sewerage
network they should serve notice under Section 106 of the
Water Industry Act 1991. They will then advise them of the
most suitable point of connection.

Noted.

D1
MKLP
2001 -2011

Surface Water Disposal - The surface water strategy
submitted with the planning application relevant to Anglian
Water is acceptable in principle and it is accepted that
soakaways will not be feasible on this site. The surface
water sewers on the adjacent site are not yet public
although they are currently covered by an adoption
agreement under Section 104 of the Water Industry Act
1991. The surface water strategy relating to this
application should be in conjunction with the strategy
adopted for the adjacent site. Anglian Water request that
the agreed strategy is reflected in the planning approval.

Noted.

D1
MKLP20012011

Recommend that a condition is imposed requiring no
dwellings/premises shall be occupied until the works have
been carried out in accordance with the surface water
strategy.

Noted. See
section 6.

Anglian Water
Wastewater Treatment - The foul drainage from this
development is in the catchment of Cotton Valley Severn
Trent Water that at present has available capacity for
these flows.

2.8

Berkshire,
Trust

Buckinghamshire

Oxfordshire

Wildlife Noted.

The current development proposals do not provide
adequate assurance that the populations of legally
protected species identified on the development site, will
not be adversely affected by the proposals submitted.
Otters
Existing environmental records have identified Otters as
present within the watercourse adjacent to the proposed
development site.
Otters are legally protected under
Schedule 5 of the Wildlife and Countryside Act 1981 (as
amended) and Schedule 2 of the Conservation of Habitats
and Species Regulations 2010.
Otters are therefore
European Protected species. The applicant should be
made aware of the requirement for them to apply for a
Protected Species Licence from Natural England where

Noted. See NE2
MKLP
Section 6.
2001 - 2011

development activities may disturb this species.
Recommend that a condition is imposed requiring the
development to be implemented in accordance with an
otter mitigation strategy.
Water voles

Noted. See NE2
MKLP
Section 6.
2001 - 2011

Existing environmental records have identified water voles
as present within the watercourse adjacent to the
proposed development site.
Water vole receive full
protection under the Wildlife and Countryside Act 1981 (as
amended).
As a protected species it is therefore an
offence an offence to kill or injure water voles, and to
damage, destroy or obstruct access to places of shelter or
protection (ie, burrow systems) and to disturb water voles
whilst they are using such a place. Recommend that a
condition is imposed requiring the development to be
implemented in accordance with an water vole mitigation
strategy.
Breeding birds

Noted.
NE2
MKLP
Informative 2001 - 2011
The developer should be made aware that Part I of the
added
to
Wildlife and Countryside Act 1981 makes it an offence to
any
intentionally kill, injure or take any wild bird, or intentionally planning
to damage, take or destroy it’s nest whilst it is being built
permission.
or in use. The developer should take action to ensure
that development activities such as vegetation or site
clearance are timed to avoid the bird nest season of early
March to August.
Biodiversity within developments

Noted.

NE4
MKLP
2001 - 2011

Paragraph 7 of The National Planning Policy Framework
clearly states that the purpose of the planning system is to
contribute to the achievement of sustainable development
where the environmental planning role is specified as
“contributing to protecting and enhancing our natural
environment, helping to improve biodiversity”.
Paragraph 109 also states that “The planning system
should contribute to and enhance the natural environment
by … minimising impacts on biodiversity and providing net
gains in biodiversity”.
MKLP
The originally application does not make provision for the Noted. See NE4
2001 - 2011
enhancement of biodiversity as a result of the proposed Appendix
development. Should Milton Keynes Council be minded 3.
to grant planning permission for this proposed
development, the Council should require the applicant to

submit revised landscaping plans that incorporate
appropriate measures to ensure that biodiversity
enhancements may be achieved – for example through
the incorporation of native planting of local provenance
and the management of grassland areas as species rich
meadow.
Paragraph 118 of The National Planning Policy
Framework also states that “opportunities to incorporate
biodiversity in and around developments should be
encouraged”. Recommend the provision of bat roosting
and bird nesting opportunities. Best practice is for the
incorporation of bat roosting structures within the structure
of new buildings.
2.9

Noted

Senior School Organisation & Planning Officer
In line with current working practice, will not levy a
contribution from a 1 bed unit (whether flat or house)
because historically it is been very difficult to substantiate
such requirement from these types of units.
SPG figures therefore require a contribution from the 8
units which have 2 or more bedrooms. This gives a pupil
yield from this development as follows:
No. of primary age pupils 4-11
No. of secondary age pupils 11-16
No. of post-16 pupils

2.24
1.60
0.32

This therefore requires a contribution of £70,352 from this
development including Early Years, £64,683.99 without.
The Joint Housing Delivery Team data does not include
this site because the original allocation for this site was for
offices. The applicant is seeking to replace the office
element of the scheme with additional residential.
The School Organisation Framework demonstrates that
there is a pressure on school places based on birth data
and school census data and therefore for both reception
intake and year 7 intake according to the School
Organisation Framework demonstrate that there is a
deficit of places in this liaison group area.
The School Census data does show that for Radcliffe
School the number of pupils in the school as of September
2011 is lower than the Planned Admission Number of 210.
However, considering the level of development recently
delivered or still taking place in Wolverton (i.e. Radcliffe,

Education
Supplementary
Planning
Document.

EMEB, Old Wolverton Park, Bong McCorquodale) It is
considered there is a strong argument for a contribution
towards secondary on the basis that the census data
reflects the current point in time in which the survey was
carried out, and the impact this development may create is
likely to happen in several years time, not immediately.
The in-area data demonstrates that the local population
and therefore pupil exceed the places available.
The School Census data does show that for Radcliffe
School the number of pupils in the school as of September
2011 is lower than the Planned Admission Number of 210.
However, considering the level of development recently
delivered or still taking place in Wolverton (i.e. Radcliffe,
EMEB, Old Wolverton Park, Bong McCorquodale) It is
considered there is a strong argument for a contribution
towards secondary on the basis that the census data
reflects the current point in time in which the survey was
carried out, and the impact this development may create is
likely to happen in several years time, not immediately.
The in-area data demonstrates that the local population
and therefore pupil exceed the places available.
2.10 Senior Urban Designer
This layout has some benefits over those that were
previously put forward; many of our recent concerns have
been addressed.
I continue to be uncomfortable with
•

•

•

How the proposed open space in between the two
clusters of four units is designed and used. Whilst
this space is now shown as a private garden for the
associated dwellings the boundary treatment and
conditions of use for this space are important. It’s
my view that a low railing fence or a living wall
needs to be used to define the edge of the space.
Using the space inappropriately such as for drying
washing and or parking cars should be discouraged
in such a visible location.
Plots 7-14 have been designed with an animated
façade on three sides. However the side elevation
facing the street would benefit from larger ground
floor windows
Plot 6 and 5 would ideally switch location in order
that the stronger frontage is addressing the primary
street.

Noted

Policy
D2A
and D2 MKLP
2001 - 2011

2.11 Scientific Officer Environmental Protection

Noted.

D1
MKLP
2001 - 2011

The original remedial strategy recommends the excavation Noted.
of made ground and replacement with 600mm in
residential areas. We require clarification of the remedial
strategy that is going to be employed on the eastern part
of the site. Does the new remedial strategy take into
account the addition of the excavated fill that has been
placed in the office area? The developer would be
required to confirm that there were no hotspots in the area
of the office accommodation that had not required
remediation when considering the site’s previous less
sensitive use that may need to be remediated.

D1
MKLP
2001 - 2011

Noted.
Following the gas monitoring in the south eastern part of
the site it was recommended that gas protection measures
were installed. The remedial strategy report from 2008
recommends that if there is to be a residential
development additional protection such as passive room
ventilation may be required. We require confirmation as to
what gas protection measures will be installed and which
properties it will be installed in.

D1
MKLP
2001 - 2011

Has read the additional ground contamination reports
submitted in respect of the planning permission and have
the following comments to make. The original remedial
strategy was based on the eastern side of the site being
used for office accommodation. Therefore, excavated
made ground including demolition rubble from the
residential part of the site was placed on the eastern side
of the site as it was proposed that this would be under
hard standing.

With the above issues in mind, recommend a condition is
imposed requiring the developer to carry out an
assessment of ground conditions following previous
remedial works to determine the likelihood of ground,
ground water or gas contamination of the site.
2.12 British Waterways
British Waterways has no objections to the proposed
development, subject to the imposition of suitably worded
conditions relating to: the submission of details of
proposed boundary treatment; a detailed landscaping
scheme and details of proposed protective fencing to be
erected to safeguard the waterway infrastructure and trees
during construction.

Noted. See
section 6.

Noted.
Section 6.

D3
MKLP
2001 - 2011

2.13 Environment Agency

Noted
Section 6.

D1
MKLP
2001 - 2011

Noted

D1
MKLP
2001- 2011

Planning permission should only be granted to the
proposed development as submitted if the planning
conditions are imposed relating to a remediation strategy
is submitted to deal with the risks associated with
contamination of the site; the provision of a verification
report demonstrating the completion of the works in the
remediation strategy; if any further unidentified
contamination is found then a strategy for remediating the
unsuspected contamination shall be submitted to the Local
Planning Authority.
. Without these conditions, the
proposed development on this site poses an unacceptable
risk to the environment and we would wish to object to the
application.
2.14 Senior Environmental Protection Officer
Initial comments objected to the development as a result
of the originally submitted noise assessment and
representations from Arriva.
Read document dated 24th May 2012 submitted by Noted See D1
MKLP
Spectrum which clarifies issues previously raised. para 5.9
2001- 2011
Satisfied with the measurement that has been carried out
to support the application and the modelling of predicted
noise levels with the development completed. The levels
predicted in the noise modelling exercise correlate with
those measured and are representative of the noise
climate close to the boundary with the bus depot.
A response has been received by Arriva and specifically
the issue of numbers of vehicles using the depot.
Spectrum have provided some analysis assuming an
increase in vehicles and concluded that although there
would be a small increase in noise levels in the night time
period, there would be no actual increase in maximum
noise levels. The buses closest to the application
boundary would effectively screen the application site from
activity further into the bus site. It is not believed this issue
is sufficient to change the existing and updated
assessment.
The other outstanding issue is the matter of several
dwellings (6 according to Spectrum) being required to
keep windows closed to achieve acceptable night time
noise levels in bedrooms. Whilst I have concerns about
this requirement, it is noted that this requirement (and
layout type) has been used elsewhere in Milton Keynes,
for example in the Wolverton Park development in the
blocks closest to the West Coast Mainline railway.

Noted see D1
MKLP
para 5.10
2001- 2011

Noted see D1
MKLP
para 5.11.
2001- 2011

Therefore I do not consider that this is a justified reason
for refusal of the application, due the precedent being
previously established in Milton Keynes.
The layout of the dwellings and enhanced noise mitigation
measures to those dwellings closest to the boundary with
the bus depot that are detailed in the noise assessment
should provided adequate protection from noise
emanating from the bus depot.
2.15 Countryside Officer

Noted.

Noted See NE4
MKLP
section 6.
2001 – 2011.

Recommends that in order to improve Biodiversity in and
around the development conditions are imposed requiring
the installation of house martin nesting cups on the block
of flats 17 – 22 and No 25 Swift Bricks or Ibstock swift
bricks are imposed on the block of flats and east facing
walls in house numbers 1, 3, 24, 26, 28, 30 and 32 and
north facing walls in house numbers 7, 8, 11, 12 and 33
and Wild-X Cavity Bat Roost boxes to be installed close to
the apex of the west sides of house numbers 2 and 5.
Further Wild-X Cavity Bat Roost boxes to be installed
close to the apex of the south sides of house numbers 4,
9, 10, 13 and 14. Four Wild-X Cavity Bat Roost boxes to
be installed more than three quarters in height up the west
and south facing walls (two on each wall) of the block of
flats plots17 -22. Five further Wild-X Cavity Bat Roost
boxes to be installed more than three quarters in height up
the east facing walls of houses 23, 25, 27, 29, and 31.
2.16 Wolverton and Greenleys Town Council
No objection to this application.
2.17 Local Residents
The occupiers of the following properties were notified of
the application:
2- 60 (Evens) Empress Matilda Gardens Old Wolverton
Milton Keynes
2- 66 (Evens) King Stephen Meadows Old Wolverton
Milton Keynes
2, 3, 4, 6 , 8 Manor Cottages Old Wolverton Road Old
Wolverton
Arden Park Old Wolverton Road Old Wolverton
Units 1- 6 (Inclusive) Arden Park Old Wolverton Road
3- 13 (Odds) Empress Matilda Gardens Old Wolverton
Milton Keynes
1- 25 (odds) Llewellyn Chase Old Wolverton Milton
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Noted.

Keynes
2 - 18 (Evens) Llewellyn Chase Old Wolverton Milton
Keynes
1- 19 (Odds) Empress Matilda Gardens Old Wolverton
Milton Keynes
2.18 Four letters of objection has been received from the 5.5
occupier of 18, 24, 28 King Stephen Meadows and Arriva
The Shires whom advises that :

T10 and T11
MKLP 20012011

1. Concerned about the amount of traffic that would
be generated by the new development.
2. Whether there is adequate allocated
unallocated parking to sere the development.

and

3. The adjacent bus depot has a long standing use, 5.9-5.11
and operates on a 24 hour, all year round basis. It
shares a common boundary with the application
site. Should a residential development be granted
planning permission, then resulting noise and
disturbance from the depot would give rise to
significant environmental complaints from the new
residences, and possibly threaten the interests of
Arriva's public service business operations.
Question whether the introduction of residences
directly adjacent to Arriva's boundary would provide
the future occupants of the residences with an
acceptable standard of living conditions in
environmental terms. The depot currently operates
far below its capacity, it is contracted to provide a
Peak Vehicle requirement of 45 buses, which is far
below the existing level of depot activity. Consider
that the Consultant's 'worst case' of noise to be
fatally inadequate since the Noise Assessment
reacts purely to the existing situation and bears no
relation to the depots operational capacity. Arriva
consider that to give planning permissions for the
proposals would be contrary to policy, the National
Planning Policy framework and to environmental
common sense.
4. The Design and Access Statement fails to consider 5.9 – 5.11
the effect upon future residents of the proposed
residential accommodation being related directly
adjacent to a bus depot that is in continuous
operation and fails to properly explain the boundary
arrangements between the proposed residential

T15
MKLP
And
Addendum to
Parking
Standards
D1
MKLP
2001- 2011

D1
MKLP
2001- 2011

development and the bus depot.
5. Concerned about the Urban Design Layout and the 5.9-5.11
provision of first floor patios where residents are still
affected by fumes from the depot.

D1
MKLP
2001- 2011

6. Loss of privacy to first floor bedroom windows in The
D1
MKLP
existing dwellings from the proposed dwellings with applicant
2001 - 2011
first floor balconies along Kings Stephens Meadow
has
submitted
revised
plans
omitting
the
first
floor
balconies.
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ADDITIONAL MATTERS
(Matters which were also considered in producing the Recommendation)

3.1 Biodiversity Within Developments
Paragraphs 7, 109 and 118 of the National Planning Policy Framework seek to
ensure that "opportunities to incorporate biodiversity in and around
developments are encouraged". The originally submitted layout/landscaping
plans did not make provision for the enhancement of biodiversity as a result of
the proposed development. The applicant has submitted amended landscaping
plans (BIR.3906_01B) which do incorporate biodiversity enhancements
through the incorporation of native species within layout. The Senior
Landscape Officer has requested further changes to those proposed on
amended landscaping plan number BIR.3906_01B, which will further enhance
the landscaping biodiversity throughout the proposed layout. The applicant has
agreed to submit revised plans incorporating these changes prior to the
determination of the application. Confirmation that a revised landscaping layout
has been received which incorporate the comments raised by the Senior
Landscape Officer at Appendix paragraph 2.3 above will be verbally reported
to the Development Control Committee. The applicant has agreed to
incorporate the bat roosting and bird nesting opportunities suggested by the
Council's Countryside Officer and agrees to the imposition of the conditions set
out above at Appendix paragraph 2.15 above. It is therefore considered that
the development proposals subject to receipt of a revised landscaping plan
would comply with paragraphs 7, 109 and 118 of the National Planning Policy
Framework and policy NE4 of the Milton Keynes Local Plan 2001 – 2011.

