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1.0

RECOMMENDATION

1.1

It is recommended that permission is granted subject to conditions set out in this
report and completion of a S106 agreement within 28 days. It is also recommended
that should the S106 not be signed that the application be refused under delegated
powers.

2.0

INTRODUCTION
The Site

2.1

The application site is currently shrub land and contains a number of trees,
vegetation and grassland. Immediately to the east of the site lies the Redway which
provides vehicle and pedestrian links around Willen Lake to the wider area
including Willen to the north and Middleton and Milton Keynes Village to the south.
Beyond the redway is a group of trees separating the redway from Willen Lake.
The site proposes to use the existing access road off the V10 Brickhill Street/
Livingstone Drive roundabout. The access road as existing borders the site to the
west, and serves the three storey office building directly to the north of the site. This
area to the north contains a private car park for ancillary use to the office building,

located to the north and west of the office building. Beyond the access road to the
west is Brickhill Street, with Gulliver’s Land theme park resort beyond,
approximately 300 metres west of the site.
2.2

Directly to the south of the site is an inlet off Willen Lake, with an area of trees to
the south of this inlet. Beyond the trees further to the south of the application site, is
the “North Bar Car Park” which serves the recreational facilities at Willen Lake. The
car park is open 24 hours per day and is available for public use. This car park is
approximately 90 metres from the application site.

2.3

The site is designated employment land within the defined Policies Map for
Plan:MK. It is also noted that the site is also located within Map Designation 4 of
the Campbell Park Neighbourhood Plan which refers to leisure-related employment
uses being supported on the site.

2.4

The application site is located within flood zone 1 and is also within a red zone for
Great Crested Newts.
The Proposal

2.5

The application seeks consent for the erection of a four storey, 120-bed hotel
alongside a detached 211-cover restaurant and associated works including
associated car park providing 157 spaces and hard and soft landscaping.

2.6

The hotel building is proposed in the northern part of the site, with the restaurant
located on the eastern section of the site. The remainder of the site is proposed to
be the parking area and associated landscaping. Vehicular access will be off the
existing access road serving the office, in the south-western corner of the site.

2.7

The applicant has stated that the hotel and restaurant would provide employment
opportunities for an additional 58 employees.

2.8

The application has been revised during the application process to provide
additional cycle storage for guests and to secure the rear servicing area.
Reason for referral to committee

2.9

The application has been referred to Committee in consultation with the Chair of
the Development Control Committee in light of the shortfall of parking on the site in
accordance with Part 2 of the adopted Scheme of Delegation.
Scope of debate/decision

2.10

This application proposal is a full planning application and so all matters are to be
considered.

3.0

RELEVANT POLICIES
National Policy

3.1

National Planning Policy Framework (February 2019) (NPPF)
Section 2 - Achieving sustainable development
Section 6 - Building a strong, competitive economy
Section 9 - Promoting sustainable transport
Section 11 - Making effective use of land
Section 12 - Achieving well-designed places
Section 14 - Meeting the challenge of climate change, flooding and coastal change
Section 15 - Conserving and enhancing the natural environment
In addition, the Planning Practice Guidance is also a material consideration
The Development Plan

3.2

Campbell Park Neighbourhood Plan (2018)
Leisure Policy 4
Connectivity Policy 1
Connectivity Policy 2
Connectivity Policy 3
Environment Policy 1
Environment Policy 2
Design Policy 1

3.3

Plan: MK (March 2019)
Plan:MK was adopted at Council on 20 March 2019 and now forms part of the
statutory development plan for Milton Keynes, and includes the Policies Map that
indicates land use in the Borough.
Policy DS1 - Sustainable Development Strategy
Policy DS3 - Employment Development Strategy
Policy DS4 - Retail and Leisure Development Strategy
Policy ER1 - Employment Sites Within the Borough Of Milton Keynes
Policy ER2 - Protection of Existing Employment Land and Premises
Policy ER16 - Hotel and Visitor Accommodation
Policy CT1 - Sustainable Transport Network
Policy CT2 - Movement and Access
Policy CT3 - Walking and Cycling
Policy CT5 - Public Transport
Policy CT6 - Low Emission Vehicles
Policy CT10 - Parking Provision
Policy INF1 - Delivering Infrastructure
Policy FR1 - Managing Flood Risk
Policy FR2 - Sustainable Drainage Systems (SUDS) and Integrated Flood Risk
Assessment

Policy NE1 - Protection of Sites
Policy NE2 - Protected Species and Priority Species And Habitats
Policy NE3 - Biodiversity and Geological Enhancement
Policy NE4 - Green Infrastructure
Policy NE5 - Conserving and Enhancing Landscape Character
Policy D1 - Designing a High Quality Place
Policy D2 - Creating a Positive Character
Policy D3 - Design of Buildings
Policy D5 - Amenity and Street Scene
Policy CC1 - Public Art
Policy SC1 - Sustainable Construction
3.4

Supplementary Planning Documents/Guidance
Parking Standards SPD (January 2016)
Sustainable Construction Guide SPD (April 2007)
Milton Keynes Drainage Strategy - Development and Flood Risk
SPG (May 2004)

3.5

Human Rights Act 1998
There may be implications under Article 8 and Article 1 of the First Protocol
regarding the right of respect for a person's private and family life and home, and to
the peaceful enjoyment of possessions. However, these potential issues are in this
case amply covered by consideration of the environmental impact of the application
under the policies of the development plan and other relevant policy guidance.

3.6

Equality Act 2010
Due regard, where relevant, has been had to the Milton Keynes Council's equality
duty as contained within the Equality Act 2010.

4.0

RELEVANT PLANNING HISTORY

4.1

Relevant Pre-application Advice
-

The principle of providing a new hotel to support the leisure facilities is
considered acceptable (under ER17), subject to policy justification which should
be provided in the submission.
Some further thought regarding the layout and landscaping is required to ensure
that the proposal provides an attractive elevation from the likely public
viewpoints.
Full justification for the amount of parking spaces should be provided.

Issued under reference 18/02111/PRELAR on 31st October 2018

4.2

Application Site
00/00286/FUL - Construction of new vehicular access road. Permitted 17.04.2000

5.0

CONSULTATIONS AND REPRESENTATIONS

5.1

Campbell Park Parish Council
Campbell Park Parish Council considered this application at its meeting on the 17 th
December 2019 where Committee resolved to support this application.

5.2

Cllr John Bint – Broughton Ward - (Chair of Development Control Committee)
No comments received at the time of writing the report in his capacity of Ward
councillor.

5.3

Cllr Kerrie Bradburn – Broughton Ward
No comments received at the time of writing this report.

5.4

Cllr Samuel Crooks – Broughton Ward
No comments received at the time of writing this report.

5.5

MKC Highways
Initial comments
Objection; ‘Whilst the proposal is acceptable in principle, several detailed aspects
of the scheme are not acceptable. The car parking provision is 25% short of the
Council’s standards and the justification provided in the Transport Statement is not
clear. The cycle parking provision does not comply with the requirements of the
Council’s parking standards. The servicing arrangement is not adequately secure
for members of the public access the buildings and using the car park.
Consequently, whilst these issues could be addressed, as submitted, the proposals
are not acceptable and should be refused.’
Comments following re-consultation
No Objection, subject to conditions; ‘The Transport Statement Addendum has
provided adequate information and clarification to overcome the previous highway
concerns with the proposed development. As a result, the previous reasons for
refusal are withdrawn’.

5.6

MKC Urban Design
Comments only;
-

5.7

The Design and Access Statement should identify red ways, including the one
that runs along the eastern edge of the site, as well as pedestrian routes and
show how they link into the wider area.
It is disappointing that the restaurant doesn’t provide a stronger elevation to the
lakeside. The reason for placing the restaurant in this location is to take
advantage of the lakeside setting and it would be better to have the glazed
elevation fronting the lake.
The car park presents a large expanse of tarmac, which will require breaking up
with landscaping.
The use of timber panels for the elevations sits well within the lakeside green
setting.

MKC Flood and Water Management Officer (Lead Local Flood Authority)
No objection, subject to conditions; ‘The above documents demonstrate that
surface water from the proposed development can be managed through the use of
permeable paving across the car parking spaces for the whole development, with
the roof runoff discharging into the subbase through rainwater downpipes. This
permeable paving will have additional crated cellular storage beneath some of the
parking areas. Surface water will then be discharged to the adjacent watercourse at
the equivalent greenfield rates’.

5.8

Anglian Water
No Objection.

5.9

MKC Development Plans
No objection; ‘In this circumstance, due to the location of the proposed site, being
its proximity to the visitor attractions at Willen Lake, the David Lloyd leisure centre
and Gulliver’s World, it is considered it would be an appropriate use of the land’.

5.10

MKC Landscape Services (Tree Officer)
No representations were received at the time of writing this report.

5.11

MKC Ecology
No objection; subject to the submission of a suitable biodiversity mitigation strategy
and contributions secured through S106.

5.12

MKC Countryside Officer (Great Crested Newts)
Comments received neither objecting nor supporting, but advising the applicants of
the District Licence Scheme for Great Crested Newts.

5.13

MKC Landscape Architect
No Objection; Although it is recommended that three species of trees as proposed
are amended and a Biodiversity Impact Assessment Metric should be submitted
and a detailed scheme of proposed and existing levels for buildings and ground
levels and boundary treatments should be conditioned.

5.14

Thames Valley Police
Comments only;
-

5.15

Currently the plans ‘proposed elevations restaurant’ show the seating for the
restaurant to wrap around the east elevation where there is limited surveillance
from inside the restaurant and is closely situated to the redway.
Planting design should not obstruct natural surveillance, natural and artificial
lighting, or create places of concealment
Access to the delivery area and the service yard needs to be controlled
appropriately

MKC Economic Development
No objection; The proposed hotel development will create employment within
hospitality. Such employment has traditionally offered opportunities for part-time
and flexible working, which can be particularly beneficial for individuals juggling
employment with care responsibilities, study commitments etc. Hospitality can also
be a good first step into employment for those with lower skills levels and for those
who may not have worked before or who have not worked for some time.

5.16

Neighbour/ Third Party Representations
No third party representations have been received.

6.0

MAIN ISSUES
Principle of Development
Highway Matters and Parking
Impact on Character of the Area
Design
Residential Amenity
Landscape
Ecology
Drainage and Flood Risk
Sustainable Construction
S106 matters
Planning Balance/Sustainable Construction

7.0

CONSIDERATIONS
Principle of development
Plan:MK

7.1

The application site is currently an undeveloped parcel of land (circa. 1.05
hectares) which is allocated for employment within Plan:MK (2019). Policy ER2
protects existing employment land allocations from changes of use, unless certain
criteria are met. This includes showing that there is no conflict with surrounding
uses, provide marketing information that demonstrates that continued employment
use is no longer viable, and demonstrating that one of the following three criteria
can be met:
-

that the proposal would result in a significant reduction in detrimental
environmental impact of the existing use; or
that the use cannot be accommodated other than in an employment area; or
that the proposed use does not significantly reduce the provision of local
employment opportunities.

7.2

The proposed hotel is designed to serve the leisure market, given the proximity to
both Willen Lake and Gulliver’s Land. Within the submission the applicants have
demonstrated that there will not be a conflict with neighbouring land uses and no
objections have been raised by third parties or consultees raising concern that the
proposed use of land would have a detrimental impact on nearby uses or indeed
future occupiers and users of the application site. This is clear, given that the only
adjacent non-leisure land use, Mercury House (to the north), is a B1 unit which
predominantly operates during office hours, when it is reasonably likely that the
Hotel will not be at full occupation. The lack of crossover in peak hours between the
adjacent land uses is considered to negate the risk of conflict between the
proposed and existing land uses operating on adjacent sites.

7.3

It is also noted that there is also a hotel already operating to the south of the
application site which is currently occupied by the applicants. From the planning
statement it appears that the applicants will vacate the former site upon occupation
of the new hotel which is being developed to respond to the leisure market
requirements. Particular issues with the existing hotel discussed within the planning
statement include a deficiency in suitable family sized rooms. However, it should be
noted that the status of the existing hotel is not a material planning consideration in
the determination of this application.

7.4

Policy ER2 also requires evidence that employment opportunities should not be
impeded as a result of the change of use of the land allocation. As proposed the
applicants have indicated that the scheme would result in the creation of 69 job
opportunities, 11 of which are transferred from the existing premises, thereby
bringing the land into active economic use.

7.5

Overall, it is considered that the applicants have shown that the hotel will not
conflict with the surrounding uses, and that the use does not significantly reduce
the provision of local employment opportunities, given the variety and number of
staff that will be required to operate the multiple aspects of the hotel and restaurant.
The applicants have provided sufficient justification alongside a marketing
information synopsis to demonstrate that the site has been allocated for
employment since 1990 when Mercury House was developed, however due to a
lack of interest the site remains undeveloped. The development is therefore
considered to accord with the requirements of Policy ER2 of Plan:MK given that the
land is surplus to the requirements and retains and grows the number of job
opportunities within the area.
Sequential Test

7.6

In addition to the requirements of ER2, a Sequential Test required as part of Policy
ER10 of Plan:MK, in accordance with Paragraph 86 of the NPPF, has also been
applied to the application site. ER10 seeks to ensure that ‘town centre’
development including economic and retail uses are located within defined town
centre boundaries defined within local policy maps i.e. within Plan:MK. However,
there are instances where the development of town centre uses are acceptable
subject to the findings of the sequential test.

7.7

Whilst there has not been a submitted list of alternative sites submitted as part of
this application. In this instance the applicants have articulated that there are no
alternative sites within the vicinity which would be suitable for the location of a new
hotel which would meet the locational requirements, i.e. the ability to serve Willen
Lake and Gulliver’s Land. This is considered to be consistent with Paragraph 012 of
the National Planning Practice Guidance (PPG) which states that the ‘use of the
sequential test should recognise that certain main town centre uses have particular
market and locational requirements which mean that they may only be
accommodated in specific locations’.

7.8

The applicant’s within their application submission have identified that the existing
hotel accommodation provided within the locality (the site to the south of the
application site), contains significant structural and operational shortfalls in the
site’s ability to provide suitable family-sized accommodation which is capable of
providing adequate facilities which would likely be suitable for leisure users of
Gulliver’s Land and Willen Lake. The proposed hotel therefore seeks to provide a
purpose-built facility aimed at the leisure market.

7.9

It is also acknowledged that due to the location of the site, and the close proximity
of public transport links and the Redway network that the site is readily accessible
by a choice of means of transport, including public transport, cycle and on foot,
thereby according with the second part of Part A of ER10.

Hotel and Visitor Accommodation in Milton Keynes
7.10

When considering the planning balance for the principle, the supporting text to
Policy ER16 of Plan:MK acknowledges that hotel provision is very much focused on
existing towns and settlements, and as such Part A of ER16 states that ‘The
Council will support the provision of new hotels and visitor accommodation to serve
visitor attractions within the city’. Overall, the principle of development is supported
within Plan:MK for the aforementioned reasons, this principle is also supported by
the Economic Development Team.
Campbell Park Neighbourhood Plan

7.11

The Campbell Park Neighbourhood Development Plan also forms part of the
statutory planning policy framework which covers the site. The development plan
was adopted in 2018 and is considered to carry full weight within the planning
balance.

7.12

Within the neighbourhood plan it is considered that the principle of development is
established under Leisure Policy 4 which states that leisure-related employment on
Willen (south lake – as shown in Map 4 of the Neighbourhood Plan) will be
supported, providing accordance with the following criteria:
-

7.13

That any proposal does not have an adverse effect on the amenities of
surrounding residential properties and Willen Hospice particularly as a result
from noise or as a result of external lighting.
That there is adequate parking, vehicular access and transport links including
cycling facilities.
There is no adverse effect of the landscape character or appearance of the
area.
Achieve a high standard of sustainable and low carbon design and,
That any proposal does not have either a direct or indirect adverse impact upon
areas of local biodiversity importance and that sufficient mitigation or
compensation measures are provided.

It is noted that Campbell Park Parish Council have supported the application as
submitted. Whilst the principle is therefore established and the scheme benefits
from the support of the Parish Council, the material planning considerations,
including the principle criteria as stated shall be discussed within the succeeding
sections of this report.
Highway matters and parking
Access

7.14

Policy CT2 requires new development proposals to minimise the need for travel
and promote opportunities for sustainable transport modes. A key aspect of CT2 is
to ensure that development proposals integrate within existing sustainable transport
networks. This is also consistent with Connectivity Policy 1 of the Campbell Park
Neighbourhood Plan. Access to the site is proposed using the existing access road
off the V10 Brickhill Street/Livingstone Drive round-about. The access road

currently serves the North Bay car park and the existing office building to the north.
As this access is existing and the layout is already established, Highways Officers
do not have any concerns with the access and road arrangement at the site. Given
the location to the grid road network and established access, Highways Officers
have considered the likely trips to the site and considered the proposal acceptable
from a traffic generation perspective.
7.15

With regards to the access from the site onto the existing road, the site achieves
visibility splays of 32.2m in total which is considered to be acceptable and does not
therefore impede the safety of highway users for vehicles leaving the site.

7.16

With regards pedestrian access to the site, there is access from the car park to the
rear of the restaurant and front elevation of the hotel. However, the adopted
footpaths providing cycle and pedestrian access are located from Willen Lake, as
such there is no formalised direct pedestrian linkage to the Brickhill St/ Livingstone
Drive junction from the car park. However, the site has two entrances proposed
onto the red way network on the Willen Lake side of the site, which provides
convenient, safe and accessible pedestrian and cycle linkages to the wider red way
network and Gulliver’s Land to the west of the application site, this is anticipated to
be a walk of approximately 8 minutes.

7.17

Whilst it is acknowledged that a direct pedestrian linkage may have been desirable
to the rear of the site there is no associated infrastructure within the applicant’s
ownership which would make this deliverable. In addition, given the attributes of the
quality of the existing red way network and the active frontage to the west on the
existing links it is considered that this arrangement is suitable. The proposal is
therefore considered in accordance with Policies CT2 and CT3 of Plan:MK.
Parking Provision

7.18

Plan:MK Policy CT10, states; ‘All development should meet the Council’s full
parking standards, unless mitigating circumstance dictate otherwise.’ Part 2 of
CT10 states that on-site parking should not be reduced below the Council’s full
expectations if this would increase additional pressure in off-site parking that could
not be resolved by on street parking controls. A summary of the parking proposed
is indicated within the table below:
Floor
Parking Requirement – Zone 3
Space/Amount
120 bedrooms
1 per 2 bedrooms
60 spaces
+ A3 Requirement
Restaurant 300 sq. m of 1 per 2 sq. m of 150 spaces
(A3)
dining
area dining area
floor space
Total
210 Spaces Required
Type (SPD
Category)
Hotel (C1)

Difference +/-

-53 spaces

Proposed

157 Spaces
Provided
157 Spaces
Proposed

7.19

In this instance there is a total shortfall of 53 car parking spaces on site which
represents a 25.2% shortfall of the total site requirement. In addition to the
requirements set out in the Parking Standards SPD, it is acknowledged that Leisure
Policy 4 of the Campbell Park Neighbourhood Plan requires developments to
provide adequate parking alongside suitable and safe vehicular access and
transport links including cycling facilities.

7.20

As originally submitted, the Highways Officers raised an objection to the proposed
development due to the lack of information within the submitted transport statement
which indicated that due to the ‘complementary uses’ on the site, the parking
requirement for the site as in accordance with the standards within the SPD would
not be required.

7.21

As such the applicant’s submitted an addendum to the Transport Statement,
providing further information including the methodology of the statistics used and
further evidence/justification including comparative data from other similarly sized
sites. The additional data demonstrated that the car park would be in use 24 hours
per day and as proposed would, at peak times, operate at 85 percent capacity, with
peak times estimated to be at 20:00 with a total of approximately 130 cars on the
site. These statistics, supported by the evidence identify that there would be
approximately 27 parking spaces available at peak times.

7.22

With the addendum to the Transport Statement submitted the Highways Officers
considered that the information is sufficient and the capacity within the car park as
proposed is sufficient for the development proposed, and therefore have raised no
objections to the application on this basis.

7.23

Notwithstanding the considered acceptability of the provision of the car parking
supported by the data as previously discussed. It has also been observed by the
Case Officer through site inspections that the nearby North Bay car park which is
used to serve users of Willen Lake is a publicly accessible controlled car park
which is open 24 hours. As such whilst it is not considered that this car park will be
required for the use of the site as proposed under usual trading circumstances. If
there are instances whereby additional car parking capacity may be required, the
use of this car park is not precluded, and therefore could facilitate additional
parking if required. Whilst, based on the data submitted, this is not considered to be
likely it is deemed that this capacity could alleviate such capacity issues on nearby
access routes if required. Whilst there is therefore a shortfall it is considered that
when applying Part 2 of CT10, there would be no additional pressures on off-site
car parking within the area that could not be controlled by parking controls, if the
exceptional circumstances required.

7.24

Overall therefore, the parking arrangements are considered to be acceptable in this
case. Whilst there is acknowledged to be a shortfall of 53 spaces, in this case the
justification and circumstances are considered to be acceptable, and in accordance
with Policy CT10 of Plan:MK.

Cycle Storage
7.25

With regards to the number of cycle spaces within the Parking Standards SPD
there is a requirement for 2 allocated spaces per 10 bedrooms, giving a total
requirement of 24 spaces. Whilst the applicants have indicated that there is a ‘bikes
in bedrooms’ policy which is not precluded from the Parking Standards SPD,
subject to rooms being accessible, which in this case they are due to the provision
of lifts and ground floor accommodation. However, there remains a requirement for
the provision of allocated staff cycle storage facilities at a rate of 10% of the total
guest provision based on the requirement for the hotel, in this case 2.4 spaces
(rounded to 3).

7.26

In this case the site provides four allocated cycle parking spaces within the
servicing area for staff use alongside a further five spaces located adjacent to the
proposed play area indicated within the submitted plans to the south of the
restaurant. With the ‘bikes in bedrooms’ policy accepted, the site meets the
minimum provision for staff cycle storage provision within the two designated cycle
storage facilities.

Servicing Layout
7.27

The proposals as originally submitted resulted in concern from Highways due to the
access and manoeuvrability within the service area. However, within the Transport
Assessment Addendum there is confirmation that the service vehicles will not park
in the service yard, but will service the two buildings by parking adjacent to it within
an allocated bay. The bay has been designed to accommodate the largest
Whitbread vehicle which is a 16.5m articulated lorry. From the submitted transport
statement a total of 14 deliveries per week will be generated, all deliveries are
expected between the hours of 0630 at 1800. Tracking splays have also been
provided to demonstrate sufficient circulation is achieved within the site.

7.28

Whilst the delivery vehicles will share the access and use the main car park to
access the servicing area, the location of the servicing bay is not within a prominent
location of the car park and there is therefore not considered to be a conflict
between the users of the car park and servicing arrangements as proposed.

7.29

It is noted that the Highway’s Officer has not raised an objection subject to a
servicing management plan being adopted and operated. This management plan
has been secured via condition, and will be required to be submitted and approved
in writing prior to the first occupation of the building.
Impact on Character of the Area and Design and Layout

7.30

Plan:MK Policies D1, D2, D3, D5, seek high quality design and appropriate
relationships are achieved between existing and proposed development. There is a
requirement for new development to relate well to the surrounding area, with a high
level of amenity, permeability and to design out opportunities for crime. In addition,
section 12 of the NPPF and in particular paragraph 127 provides guidance in
respect of design considerations for development.

7.31

The proposal will represent a large, four storey hotel building and a 5.7m high
single storey restaurant building. This will be located south of the existing three
storey B1 (Office) building to the north. The buildings are of a contemporary design,
with a simple form in a mixture of glazing and dark cladding. The Council’s Urban
Design officer has commented on the proposals noting that it would have been
preferred for the lakeside to have a more active frontage, thereby taking advantage
of the setting.

7.32

In addition, the Crime Prevention Officer has commented on the proposal noting
that the east elevation of the restaurant would also result in a limited level of
surveillance to the redway. Whilst this is noted, considering that there is an external
terrace alongside a significant amount of glazing to the side elevation which wraps
around to the eastern elevation facing, there remains activity within the side
elevation which Officer’s consider sufficiently mitigate against the lack of primary
surveillance to the redway.

7.33

It is also noted that the Urban Design Officer acknowledges that the use of the
timber panels on the elevations results in a positive relationship between the
building and the lakeside setting. Overall, the proposal will be seen from the
surrounding roads of Brickhill Street and likely from the A509 Portway, but it is
considered that a large, modern building seen in this context from the road is
appropriate for the locality. It is also not uncommon for hotels to be large buildings
that can be seen and identified from surrounding roads.

7.34

Given the adopted contemporary design and the lakeside setting there are unlikely
to be any adverse impacts on the area and it is considered that the proposal will
integrate acceptably into the surrounding area in terms of form, layout, and
landscaping. The broken ‘L’ shaped pattern of development within the site relates
well to the form of development on the site to the north of the application site. As
proposed the site layout plan identifies that the parking area will wrap around the
proposed buildings with areas of landscaping both to the north, in the form of a 5m
buffer, and to the west and south. There are also areas of planting within the car
park itself and along the red way to the east of the site.

7.35

Overall, it is considered that the proposal represents a modern addition that is
appropriate for the area. The area does not currently have distinctive local
character, and therefore an addition of this type will not be inappropriate in the
surrounding context. Whilst there are no specific details of the proposed materials
included within this application, a schedule of materials have been secured via
condition.

7.36

Given the form and layout is legible, allowing ease of access and incorporating
landscaping in the same form as the surrounding business park to integrate the
proposal into the landscape. The proposal is therefore considered to be appropriate
and in accordance with Policies D1, D2, D3 and D5 of Plan:MK.

Residential Amenity
7.37

The nearest dwellings to the site are located 300m to the north west of the site
which is Lovat Fields Village retirement home which is located off Japonica Lane,
accessed off the north of the Pagoda Roundabout off Brickhill Street. The amenity
of these residences is highly unlikely to be affected by this proposal, as between
the hotel and these residence is an established band of landscaping and the office
building to the north of the application site.

7.38

To the north of the application site, the three storey office building is located
approximately 38m from the rear hotel elevation and 47m from the rear elevation of
the restaurant. Whilst the proposed hotel will become prominent building with this
backdrop, it is considered that it will not have a negative impact on the amenity of
the occupiers of the office.

7.39

As discussed above, the design of the building is considered appropriate for its
setting. Whilst there may be the existence of some overshadowing in the afternoon
as a result of the position of the hotel to the south of this building, but this will be for
a limited part of the day. With a sizable separation distance between the buildings,
this relationship is therefore considered to be acceptable.

7.40

Overall, the hotel, while large and therefore likely to be seen from various points
around the site, is considered acceptable in terms of the impact on amenity of
surrounding residents, workers and the public. Therefore the proposal is
considered to comply with Policies D1 and D5 of Plan:MK.
Landscape

7.41

The site currently comprises an area of grassland with a provision of established
planting within the site, including 10 trees which are required to be removed. This
will be required to be removed to accommodate the proposed development.
However, the proposed development results in the re-planting of 40 trees within the
site.

7.42

The Landscape Architect has been consulted and has raised no objection to the
proposed development, although a number of minor amendments are requested to
be made to the submitted landscaping scheme. Whilst no layout changes are
proposed, minor amendments to the species have been recommended to respond
to the site context and ensure a high quality planting scheme is maintained for the
future. It is for this reason that the submission of a revised soft landscaping
scheme, although already submitted as part of the application, has been secured
via condition to enable these changes to be submitted and approved in writing by
the Local Planning Authority. With this condition attached the development is
deemed to be in accordance with Policies D1 and D5 of Plan:MK.

Ecology
7.43

This application was accompanied by a Preliminary Ecological Appraisal with the
main concern regarding the loss of landscaping on site, which would also result in a
loss of natural habitats on the site. In accordance with Policy NE3 of Plan:MK a
DEFRA approved biodiversity metric calculation is required to be completed to
calculate the extent of the impact of the loss of biodiversity. In accordance with
Policy NE3, the applicants have used the Coventry and Warwickshire BIAM
Calculator, which identifies a loss of 2.39 habitat units, this loss transpires into a
requirement for a financial contribution of £125,340 which has been agreed to be
secured via a S106 contribution.

7.44

This contribution will be used to enhance natural habitats within the vicinity of the
site, thereby mitigating the impacts of the loss of biodiversity on site. In addition, a
condition has also been added to the decision requiring details of on-site mitigation
to be submitted to and approved in writing by the Local Planning Authority. With
this condition attached and the contribution secured, the proposal is considered to
accord with Policies NE2 and NE3 of Plan:MK in showing that the impact of the
development on protected species has been considered, and that the proposal will
not result in a loss of biodiversity.
Drainage and flood risk

7.45

The site lies within Flood Zone 1 and is therefore considered to be of the lowest risk
of flooding. As part of the application a Flood Risk Assessment was submitted. The
Local Lead Flood Authority have raised no objection in principle to the development
as the Flood Risk Assessment indicates that the resultant surface water from the
proposed development can be managed through the use of permeable paving
across the car parking spaces for the whole development, with the roof runoff
discharging into the subbase through rainwater downpipes. It is likely that this
permeable paving will have additional crated cellular storage beneath some of the
parking areas. Surface water will then be discharged to the adjacent watercourse at
the equivalent greenfield rates.

7.46

It is on this basis that the Local Lead Flood Authority have raised no objection to
the proposals, subject to a condition being added to the decision requiring a
surface water drainage scheme has been submitted to and approved in writing. In
addition, Anglian Water has also commented on the proposal neither supporting
nor objecting, but has advised that an informative should be appended to the
decision notifying the applicants of the process of connecting to the Anglian Water
assets through separate agreement. With the condition securing the drainage plan
attached it is considered that the development is in accordance with Policies FR1
and FR2 of Plan:MK.
Sustainable construction

7.47

In order to comply with Policy SC1, the applicants have submitted a Sustainability
Statement, which include details of the use of an air source heat pump, a combined
heat and power system and PV panels. The methods set out in the Sustainability
Statement will contribute to a carbon reduction, with the remaining carbon output

offset by a contribution to the Councils Carbon Offsetting fund (via S106
Agreement, see below). With these measures incorporated, it is considered that the
proposal accords with Policy SC1 of Plan:MK, and is therefore acceptable in this
regard.
S106 Matters
7.48

In order to make the application acceptable, S106 contributions have been sought,
for carbon offsetting and improvements to public transport. The applicants intend to
deliver the public art provision on site, with the value secured via the s106, and the
transport contribution will involve upgrading the bus stops on Brickhill Street, as
well as maintenance of the real time displays for 5 years. The agreed contributions
are displayed below:
Social
infrastructure
Public Art
Ecology
Carbon Offsetting:
Carbon Neutrality
Transport:
Public Transport
Public Transport Maintenance
Total:

Contribution
£52,500.00
£125,340.00
£35,842.20
£30,000.00
£7,250.00
£250,932.20

7.49

These contributions meet the tests for obligations as outlined at paragraph 204 of
the NPPF and are in accordance with CIL Regulations 122 and 123, and are
considered reasonable, acceptable and appropriate to offset the impact from the
development.

8.0

CONCLUSIONS

8.1

The proposal represents a prominent addition to the locality that will become a
prominent feature within the locality of Willen Lake and the surrounding vicinity
within Brickhill Street and the section of the A509 to the north. However, it is
considered that the development will provide modern hotel accommodation in
accordance with Policy ER16 of Plan:MK. It is considered that the size, layout and
design of the proposal is acceptable given the context of its surroundings, and that
the applicant has demonstrated that the proposed parking and landscaping
schemes are acceptable given the nature of the proposal and its context. The
proposal complies with local and national policy, and is therefore recommended for
approval.

9.0

CONDITIONS
1. The development hereby permitted shall begin 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. Details of the proposed bicycle parking shall be submitted to and approved in
writing by the Local Planning Authority and the approved scheme shall be provided
prior to the first occupation of the development hereby permitted.
Reason: To ensure that adequate cycle parking facilities are provided to serve the
development.
3. Prior to the occupation of the development hereby permitted the car parking area
shown on the approved drawings shall be constructed, surfaced and permanently
marked out. The car parking area so provided shall be maintained as a permanent
ancillary to the development and shall be used for no other purpose thereafter.
Reason: To ensure adequate parking provision at all times so that the development
does not prejudice the safe free flow of traffic on the neighbouring highway.
4. Prior to any part of the development being brought into use, a Servicing
Management Plan shall be submitted to and approved in writing by the Local
Planning Authority. For the avoidance of doubt, the Servicing Management Plan
shall provide details of the safety measures to be implemented to ensure the safety
of members of the public while service vehicles are operating on site.
Reason: To ensure the safety of users of the site.
5. No development shall take place above slab level until a Schedule of the external
materials to be used in the construction of the development have been submitted
to, and approved in writing by, the Local Planning Authority. The Schedule shall
include detailed specification, photo examples, RAL numbers and/or samples, as
appropriate. The development shall thereafter be carried out in full accordance with
the approved details prior to the first occupation of the development.
Reason: To ensure that the development does not detract from the character and
appearance of the area in accordance with Policies D2 and D3 of Plan:MK (2019).
6. Notwithstanding the approved drawings, no development shall take place above
slab level until full details of both hard and soft landscape works have been
submitted to and approved in writing by the local planning authority. These details
shall include existing trees and/or hedgerows to be retained and/or removed
accurately shown with root protection areas; existing and proposed finished levels
or contours; means of enclosure; visibility splays; areas of hard surfacing materials;
proximity between street lights and tree planting; pedestrian access and circulation

areas; civic space / public park furniture, play equipment, bins etc.; proposed and
existing functional services above and below ground such as cables, pipelines,
substations. Soft landscape works shall include planting plans at a minimum scale
of 1:200 with schedules of plants noting species, plant supply sizes and proposed
densities; written specifications (including cultivation and other operations
associated with tree, plant and grass establishment; and the implementation
programme.
Development shall be carried out in accordance with the approved details. If within
a period of two years from the date of the planting of any tree or shrub, that tree or
shrub, or any tree and shrub planted in replacement for it, is removed, uprooted or
destroyed, dies, becomes severely damaged or diseased, shall be replaced in the
next planting season with trees and shrubs of equivalent size, species and quantity.
All hard and soft landscape works shall be carried out prior to the occupation of the
building(s) or the completion of the development whichever is the sooner or in
accordance with a programme agreed in writing with the Local Planning Authority.
Reason: To protect significant trees and hedgerows, safeguarding the character of
the area and preserving habitat and to minimise the effect of development on the
area in accordance with Policies NE4 and NE5 and Policy D1 of Plan:MK (2019).
7. Notwithstanding the approved details, no development shall take place above slab
level until details of the proposed boundary treatments have been submitted to and
approved in writing by the Local Planning Authority. The details shall include a
boundary treatment plan (at a minimum scale of 1:500) detailing the position of all
proposed boundary treatment and annotated or accompanied by a schedule
specifying the type, height, composition, appearance and installation method of
boundary treatment throughout the site. The development shall be carried out in
accordance with the approved details prior to the occupation of any part of the
development and shall thereafter be retained in that form.
Reason: To provide adequate privacy, to protect the external character and
appearance of the area and to minimise the effect of development on the area in
accordance with Policies D1 and D2 of Plan:MK (2019).
8. No development shall take place until a Biodiversity Enhancement Scheme and
Management Plan has been submitted to, and approved in writing by the Local
Planning Authority. The development shall thereafter be carried out in accordance
with the approved details prior to the occupation of the development.
Reason: To maintain and enhance local biodiversity and ecology in accordance
with Policy NE3 of Plan:MK (2019).
9. No above ground works shall commence until a surface water drainage scheme for
the site, based on sustainable drainage principles, has been submitted to and
approved in writing by the local planning authority. The scheme shall subsequently
be implemented in accordance with the approved details before development is
completed.

The scheme shall be based upon the principles within the agreed Flood Risk
Assessment prepared by Simpson Consulting Engineers (ref: P18/243 Issue 5)
dated
27
June
2019
and
shall
also
include:
a) Full results of the proposed drainage system modelling in the above-referenced
storm events (as well as 1% AEP plus climate change) , inclusive of all collection,
conveyance, storage, flow control and disposal elements and including an
allowance for urban creep, together with an assessment of system performance;
b) Detailed drawings of the entire proposed surface water drainage system,
including levels, gradients, dimensions and pipe reference numbers;
c) Full details of the proposed attenuation and flow control measures;
d) Site Investigation and test results to confirm infiltration rates;
e) Details of overland flood flow routes in the event of system exceedance, with
demonstration that such flows can be appropriately managed on site without
increasing
flood
risk
to
occupants;
f) Full details of the maintenance/adoption of the surface water drainage system;
The drainage scheme must adhere to the hierarchy of drainage options as outlined
in the NPPF PPG
Reason: To ensure that the proposed development can be adequately drained and
to ensure that there is no increased flood risk on or off site resulting from the
proposed development
10. Prior to the occupation of the development hereby permitted details for the long
term maintenance arrangements for the surface water drainage system (including
all SuDS features) shall be submitted to, and approved in writing by, the Local
Planning Authority. The submitted details should identify runoff sub-catchments,
SuDS components, control structures, flow routes and outfalls. In addition, the plan
must clarify the access that is required to each surface water management
component for maintenance purposes. The maintenance plan shall be carried out
in full thereafter.
Reason: To ensure the satisfactory maintenance of drainage systems that are not
publically adopted, in accordance with the requirements with Policies FR1 and FR2
of Plan:MK (2019).
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SUBMITTED PLANS
10.1

Location Plan
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Site Layout Plan
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Hotel Elevations Proposed
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Hotel Floor Plans
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Restaurant Elevations Proposed

10.6

Restaurant Floor Plans Proposed

10.7

Roof Plans (Hotel & Restaurant) Proposed

A1.0 FULL CONSULTATIONS AND REPRESENTATIONS
A1.1 Campbell Park Parish Council
Campbell Park Parish Council considered this application at its meeting on the 17th
December 2019 where Committee resolved to support this application.
A1.2 Cllr John Bint – Broughton Ward - (Chair of Development Control Committee)
No comments received at the time of writing the report in his capacity of Ward
councillor.
A1.3 Cllr Kerrie Bradburn – Broughton Ward
No comments received at the time of writing this report.
A1.4 Cllr Samuel Crooks – Broughton Ward
No comments received at the time of writing this report.
A1.5 MKC Highways
Initial Comments Received
Objection; ‘This proposal is for the erection of a 120-bedroom hotel and associated
restaurant on vacant employment land adjacent to Willen Lake. The application is
supported by a Transport Statement (TS), D&A Statement (DAS) and various
plans, which have been reviewed to formulate this response.
It is noted that a Pre-application submission was made (Ref. 18/02111/PRELAR)
and comments on highway and parking matters were included in the response. A
key part of that response is the requirement for 210 parking spaces to accord with
the parking standards.
The Pre-application response then states:
“A Transport Assessment will be required, showing justification for the reduction in
parking spaces, and evidence that the amount of parking proposed will be
appropriate for this development. Comparisons to the applicant’s existing sites may
be appropriate, but care should be taken to provide comparable examples, in
situations where the majority of visitors are likely to travel by car to visitor
accommodation supporting leisure facilities and visitor attractions.”
Transport Statement (TS)
The TS assesses the site’s accessibility by non-car modes and considers that the
site is accessible and in a sustainable location. The TS does not accurately show
local Redways (but shows National Cycle Routes) but the site is accessible by
bicycle. Walking routes in the area around the site are also relatively good and
there is some scope for walking once in the area. Trips to the hotel on foot are
unlikely. The TS also assesses bus services and concludes that the site is

accessible by public transport. The number and frequency of services is less than
ideal and the walk distance to the nearest stops is approximately 800m, which is
also less than ideal. Whilst the site is accessible by bus, it is unlikely to be an
attractive or highly used option.
The accessibility of the site by non-car modes is probably most relevant to potential
staff members living locally and guests already staying at the hotel wishing to make
short local journeys.
Despite the statements in the TS, this leads to the conclusion that the car will be
the primary mode of travel for most hotel guests and restaurant customers
(excepting those that are both and walk between the two buildings).
The TS considers the traffic generation from the site and although the methodology
and trip rates are not necessarily fully accepted, the conclusion that the local
network can accommodate the additional traffic is accepted. There are certain peak
times that the local network is subjected to queues but this proposal will not add
significantly to that queuing.
As advised in the Pre-application response, the TS also considers parking demand.
However, the correlation between the information provided in Appendix C of the TS
and the comments in Section 5 is unclear.
Appendix C simply provides a list of sites and there is no explanation of the
information (e.g. “parking”). Does this represent the car park capacity? Is it the
peak occupancy, or average occupancy? Is it the occupancy at a single survey
time? (if so, what time of day?). This is not adequately explained in paragraphs
5.3.2 – 5.3.5 of Section 5.
Section 5 provides a graph (Figure 5.2) of projected occupancy but does not
explain how the information in Appendix C translates into the data in the graph.
Which sites were used? Only the hotel and restaurant sites seem relevant but were
all sites used? Was the site affected by Toys R Us used?
As submitted, the TS does not fully explain the justification for the parking provision
and therefore the shortfall in parking from the standards is not accepted.
Parking
The proposals include provision of 157 car parking spaces, whereas the Council
has confirmed (in the Pre-application response) that it requires 210 spaces. This is
a shortfall of 53 spaces (approximately 25%) and, as stated above, the justification
for the shortfall is not accepted.
The TS assesses cycle parking requirements but calculates the requirement
incorrectly. A requirement of 2 spaces per 10 bedrooms in a 120-bedroom hotel
equates to 24 spaces (2 x 12), not 12 spaces as the TS states. Even accepting a
“bikes in bedrooms policy” the 10% requirement for staff is 2.4 (3) spaces.

This brings the total (minimum) cycle parking provision for the site to 20 spaces. 7
of these spaces are for staff and these should be provided separately and in a
secure, covered location. Section 6.1 of the parking standards:
“Cycle parking needs to be considered at the outset and long term storage for
residents and employees should be within a covered, lockable enclosure. For
individual houses, this could be in the form of a shed or garage. For flats and nonresidential uses, either individual lockers or cycle stands within a lockable, covered
enclosure are required.”
The remaining 13 visitor spaces should be provided in a location convenient to
building entrances, should be subject to passive surveillance and should be secure
and covered.
The cycle parking proposed, 2 banks of 5 “Sheffield” type stands, does not meet
these requirements.
Other matters
Whilst the access arrangements are acceptable, it should be noted that for speeds
up to 25mph Manual for Streets requires 33m visibility splays, not those quoted in
the TS; however, 33m does appear to be available.
The Service yard proposed is not accessible by large HGVs, as demonstrated in
the plans in the TS (in the tracking diagrams included in the “Drawings” section of
the document). The actual proposed location of servicing vehicles, while being
loaded and unloaded, is the space between the buildings. Clearly this is not ideal
as the area is not secure from members of the public.
Summary
Whilst the proposal is acceptable in principle, several detailed aspects of the
scheme are not acceptable. The car parking provision is 25% short of the Council’s
standards and the justification provided in the TS is not clear. The cycle parking
provision does not comply with the requirements of the Council’s parking
standards. The servicing arrangement is not adequately secure for members of the
public access the buildings and using the car park.
Consequently, whilst these issues could be addressed, as submitted, the proposals
are not acceptable and should be refused for the following reasons:
1. The proposed level of car parking provision is considerably short of the
Council’s parking standards and is likely to be inadequate for the proposed
development. This would give rise to the potential for overspill car parking on
adjoining highways thereby creating conditions of conflict and hazard. As a
result, the proposals are contrary to Policy CT10 and (CT2(v)) of Plan:MK.

2. The proposed cycle parking provision for staff is not in a secure location and
does not meet the requirements of the Council’s parking standards. This would
discourage cycle use and as a result, the proposals are contrary to Policy
CT3(F) of Plan:MK.
3. The proposed servicing arrangements will not provide a safe means of servicing
the site and will result in potential conflict between manoeuvring service
vehicles and members of the public. As a result, the proposals are contrary to
Policy (CT2(v)) of Plan:MK.
Comments received following re-consultation
No Objection; Further to the Highway Observations dated 11th December 2019, a
Transport Statement Addendum (TSA) has been provided by the applicant. This
Addendum, dated January 2020, provides clarifications and updates on the key
highway issues raised in the previous Highway Observations; namely; car and
cycle parking provision and servicing arrangements.
Parking
The TSA provides clarification on the data supplied from similar sites, which was
provided to justify the proposed parking provision of 157 spaces. The TSA shows
that with similar levels of use to those other sites, the proposed parking provision
would be adequate to accommodate the likely demand from the hotel and
restaurant uses.
As a result, the previous objection and reason for refusal based on car parking
provision is withdrawn.
The TSA also revisits the cycle parking requirements and provides confirmation
that adequate provision will be made for staff (8 spaces securely located in the
service area) and for visitors (14 spaces in an appropriate public location). The TSA
confirms that both facilities will be covered.
As a result, the previous objection and reason for refusal based on cycle parking
provision is withdrawn.
Servicing
The TSA confirms that service vehicles will not park in the service yard, but will
service the two buildings by parking adjacent to it. This still leaves an issue with
potentially mixing HGVs that are reversing and manoeuvring, with members of the
public using the car park.
The TSA suggests that this is common practice and that the site, being private, will
be operated as deemed appropriate by the occupiers / owners. This being the
case, it is suggested that a condition is imposed on any consent issued to require
the submission of a Servicing Management Plan. This Plan should include relevant
safety considerations.

Other matters
Details of the speed survey have been provided in the TSA and this confirms the
acceptability of the proposed visibility splays.
Summary
The TSA has provided adequate information and clarification to overcome the
previous highway concerns with the proposed development. As a result, the
previous reasons for refusal are withdrawn.
If planning permission is to be granted, the conditions listed below should be
included on any consent issued.
Conditions
1. Details of the proposed bicycle parking shall be submitted to and approved in
writing by the Local Planning Authority and the approved scheme shall be provided
prior to the first occupation of the development hereby permitted.
Reason: To ensure that adequate cycle parking facilities are provided to serve the
development.
2. Prior to the occupation of the development hereby permitted the car parking area
shown on the approved drawings shall be constructed, surfaced and permanently
marked out. The car parking area so provided shall be maintained as a permanent
ancillary to the development and shall be used for no other purpose thereafter.
Reason: To ensure adequate parking provision at all times so that the development
does not prejudice the safe free flow of traffic on the neighbouring highway.
3. Prior to any part of the development being brought into use, a Servicing
Management Plan shall be submitted to and approved in writing by the Local
Planning Authority. For the avoidance of doubt, the Servicing Management Plan
shall provide details of the safety measures to be implemented to ensure the safety
of members of the public while service vehicles are operating on site.
Reason: To ensure the safety of users of the site.
A1.6 MKC Urban Design
Comments only;
-

The Design and Access Statement should identify red ways, including the one
that runs along the eastern edge of the site, as well as pedestrian routes and
show how they link into the wider area.
It is disappointing that the restaurant doesn’t provide a stronger elevation to the
lakeside. The reason for placing the restaurant in this location is to take
advantage of the lakeside setting and it would be better to have the glazed
elevation fronting the lake.

-

The car park presents a large expanse of tarmac, which will require breaking up
with landscaping.
The use of timber panels for the elevations sits well within the lakeside green
setting.

A1.7 MKC Flood and Water Management Officer (Local Lead Flood Authority)
Based on these, as Lead Local Flood Authority (LLFA) we have no objection in
principle to the proposed development.
The above documents demonstrate that surface water from the proposed
development can be managed through the use of permeable paving across the car
parking spaces for the whole development, with the roof runoff discharging into the
subbase through rainwater downpipes. This permeable paving will have additional
crated cellular storage beneath some of the parking areas. Surface water will then
be discharged to the adjacent watercourse at the equivalent greenfield rates.
We request the following condition is imposed:
Condition
No above ground works shall commence until a surface water drainage scheme for
the site, based on sustainable drainage principles, has been submitted to and
approved in writing by the local planning authority. The scheme shall subsequently
be implemented in accordance with the approved details before development is
completed.
The scheme shall be based upon the principles within the agreed Flood Risk
Assessment prepared by Simpson Consulting Engineers (ref: P18/243 Issue 5)
dated 27 June 2019 and shall also include:
a) Full results of the proposed drainage system modelling in the above-referenced
storm events (as well as 1% AEP plus climate change) , inclusive of all collection,
conveyance, storage, flow control and disposal elements and including an
allowance for urban creep, together with an assessment of system performance;
b) Detailed drawings of the entire proposed surface water drainage system,
including levels, gradients, dimensions and pipe reference numbers;
c) Full details of the proposed attenuation and flow control measures;
d) Site Investigation and test results to confirm infiltration rates;
e) Details of overland flood flow routes in the event of system exceedance, with
demonstration that such flows can be appropriately managed on site without
increasing flood risk to occupants;
f) Full details of the maintenance/adoption of the surface water drainage system;
The drainage scheme must adhere to the hierarchy of drainage options as outlined
in the NPPF PPG

Reason
To ensure that the proposed development can be adequately drained and to
ensure that there is no increased flood risk on or off site resulting from the
proposed development
A1.8 Anglian Water
No Objection.
A1.9 MKC Policy Officer
The site in question is currently vacant land, located south of Mercury House,
adjacent to Willen Lake to the east and David Lloyd across Brickhill Street to the
west. The site is currently designated as proposed employment land under the
Policies Map of Plan:MK (2019).
Policy ER1, Criterion A (Employment Sites Within The Borough of Milton Keynes)
states the following:
‘Planning permission will be granted for employment uses listed in Table 7.1 and
shown on the Policies Map. In considering proposals for these areas, the Council
will take into account:
1. The guidance on uses in Table 6.1 Employment Land in the Borough of Milton
Keynes.
2. The need for a variety of sites to meet the differing requirements of a wide
range of employment uses.’
In Table 6.1 Willen Lake’s use classes for vacant employment land are allocated as
1.1 hectares for class B1 use and are not allocated for class C3/A4 use.
Furthermore hotels are classed as being ‘main town centre uses’ in the glossary of
Plan:MK. However, Policy ER16, Criterion A (Hotel and Visitor Accommodation)
states that:
‘Planning permission will be granted for new hotels and other purpose–built visitor
accommodation in CMK, town and district centres either as single use or as part of
mixed-use development opportunities. The Council will also support the provision of
new hotels and visitor accommodation to serve visitor attractions within the city.’
In this circumstance, due to the location of the proposed site, being its proximity to
the visitor attractions at Willen Lake, the David Lloyd leisure centre and Gulliver’s
World, it is considered it would be an appropriate use of the land.
A1.10 MKC Landscape Services (Tree Officer)
No representations were received at the time of writing this report.

A1.11 MKC Ecology
No objection; subject to the submission of a suitable biodiversity mitigation strategy
and contributions secured through S106.
A1.12 MKC Countryside Officer (Great Crested Newts)
This correspondence is not an objection to your planning application or a predetermination stipulation for ecological information/action. It is intended to provide
information for consideration of your options regarding Great Crested Newts (GCN)
and your development, as well as schemes that are available that may be
beneficial to the development.
The proposals involve development within 500m of ponds and cause damage/loss
of terrestrial and habitats where great crested newts (GCN) may be present and
potential harm to individual GCN.
There is a potential of GCN being present and therefore affected by the proposed
development. GCN and their habitats are fully protected under the Conservation of
Habitats and Species Regulations 2017. Please see the present information below
regarding GCN in relation to the development proposals:
-

The proposed development site is classified as a red impact area for GCN
under district licence mapping tools. This indicates that the development has
highly suitable habitat for newts on site;
There are 5 ponds within 500m of the site boundary.
The submitted ecological report (WWA, June 2019) indicates that the site has
terrestrial habitat suitable for GCN;
Connectivity of suitable habitat in the local area may provide dispersal of GCN
from the surrounding area to the development site.

You may wish to consider the following:
1. Either the presence or likely absence of GCN to be established by way of a
survey (and potential population assessments) undertaken by a suitably
qualified ecologist and in accordance with the Great Crested Newt Conservation
Handbook (Froglife, 2001) and the Great Crested Newt Environmental eDNA
Technical Advice Note (Natural England 2014). If GCN are identified on or
around the development site an EPS site-based mitigation licence may be
required; or
2. The District Licence scheme (administered by the NatureSpace Partnership)
could be applied for. Under Milton Keynes Council’s district licence,
development works that may cause impacts upon GCN can be authorised as
part of the planning process.

A1.13 MKC Landscape Architect
No Objection;
I have no objection to the principle of the development.
I note the comments from highways that the detailed proposals are not acceptable
and should be refused. However please note that to accommodate additional
parking of the quantity mentioned will severely impact on the space currently shown
for planting and integrating the development into its parkland setting. A revised
layout with more parking and a lot less planting may result in an objection on
landscape visual impact grounds. To achieve a balanced scheme the applicant
may have to consider reducing the size of development to reduce the requirement
for parking. If changes are made to the layout to address issues raised from
consultation it will inevitably be necessary to revise the landscape scheme. If the
layout is revised prior to determination then notwithstanding the submitted plans an
acceptable revised hard and soft landscape scheme should be secured by
condition.
In addition I would prefer the following changes to the landscape scheme which can
be secured through a landscape scheme condition:
-

Alnus glutinosa trees are not a good choice for car park, a suitable alternative
should be proposed
Quercus robur should be spaced further apart and paired with a smaller
species
Hedera Hibernica is dispersed naturally by birds and can swamp other planting,
a suitable alternative ground cover should be proposed

A BIAmetric calculation and biodiversity enhancement scheme is required by policy
NE3 and should be reviewed by our ecology colleagues to determine if a net gain is
possible on site. Both should inform the detailed landscape scheme. The landscape
scheme itself can be conditioned.
10 trees and a group of several trees are proposed to be removed as part of the
development. 40 trees are proposed to be planted as part of the landscape scheme
which is an acceptable balance (purely in terms of number) for the loss of trees.
Paragraph 3.6.2.of the Arboricultural Implications Assessment says ‘It is presumed
the matter of tree protection and detailing of the suggested minimal dig parking
bays close to T2452 is a matter the Local Planning Authority would be agreeable to
conditioning as part of a detailed planning permission.’ However ‘no dig’
construction details are what we would expect and modification of the levels
(comment below) to achieve this. Tree protection conditions will be necessary to
secure the tree protection plan, details and method statement.
It’s not clear if a lighting scheme is necessary but I would have thought that
external lighting will be needed and should be coordinated so as not to clash with
tree planting positions; I request clarification. A lighting scheme which is bat friendly
should be conditioned.

Indicative proposed levels for the parking areas and floor levels of the buildings are
shown on the proposed layout. However they show the levels below existing
topography and this will impact on the root protection areas of existing trees to be
retained. In addition the applicant needs to demonstrate how the proposed site
levels will marry in with the existing levels of the surrounding parkland, paths and
roads. A detailed scheme of proposed and existing levels for buildings and ground
levels should be conditioned.
Boundary treatments are not included in the submission with the exception of the
knee rail shown on the planting plan. Boundary treatment will be needed to enclose
service areas where gates are indicated and to deter shortcuts across the site. A
scheme of boundary treatments should be conditioned.
A1.14 Thames Valley Police
Whilst I do not wish to object, I make the following comments in the interest of
creating safe and accessible environments with minimal crime and disorder. I
cannot see from the DAS that the applicant intends to meet with Secured by Design
standards therefore I urge the applicant to consider this.
East elevation Restaurant
Currently the plans ‘proposed elevations restaurant’ show the seating for the
restaurant to wrap around the east elevation where there is limited surveillance
from inside the restaurant and is closely situated to the redway.
Recommendation: I would ask that consideration be given to the positioning of
these extra tables to the east of the restaurant where they are not visible to staff,
possible increase the windows along this flank, or remove this seating.
Consideration should be given to the boundary treatment that is to be used along
the east of the site to separate the redway from the site.
Landscaping
Planting design should not obstruct natural surveillance, natural and artificial
lighting, or create places of concealment
-

SBD Commercial 2015 21.3: Planting should not impede the opportunity for
natural surveillance and must avoid the creation of potential hiding places.
Although plant growth above 1m and below 2m should be absent to provide a
window of surveillance, this does not preclude the use of hedging plants and
feature shrubs and trees, providing surveillance opportunity is maintained. Plant
growth below 500mm will be required in respect to car parks to deter vehicle
interference

-

SBD Commercial 2015 21.4: The planting of new trees should be considered in
tandem with the installation and the operational requirement of any specified
CCTV system. Likewise, locate new trees so that they do not reduce directed
light from lamps or provide climbing aids over boundaries or onto buildings

Service yard
Access to the delivery area and the service yard needs to be controlled
appropriately
-

SBD Commercial 2015 20.5: It is good practice to ensure that commercial
buildings are designed to allow secure deliveries and collections of material and
goods. This will dictate the height of the bay delivery floor and its overall
dimensions/design. Depending on risk, monitoring by CCTV may be necessary
together with other security measures such as the provision of a secure delivery
compound

The comments above are made on behalf of Thames Valley Police and relate to
crime prevention design only. I hope that you find my comments of assistance with
this application and if you or the applicants have any queries relating to crime
prevention design in the meantime, please do not hesitate to contact me.
A1.15 MKC Economic Development
No objection; The proposed hotel development will create employment within
hospitality. Such employment has traditionally offered opportunities for part-time
and flexible working, which can be particularly beneficial for individuals juggling
employment with care responsibilities, study commitments etc. Hospitality can also
be a good first step into employment for those with lower skills levels and for those
who may not have worked before or who have not worked for some time.
A1.16 Third Party/Neighbour Comments
No third party representations have been received.

