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

Welcome and Introductions

2.

Apologies

3.

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

4.

Planning Applications
To consider Planning Applications and receive representations from objectors,
of which notice has been given, and replies from applicants in accordance
with the Council’s Procedure Rules.
The deadline for requests to speak in objection to a planning application is
12.00 noon on Friday 11 November 2016.

A LIST OF PLANNING APPLICATIONS TO BE CONSIDERED IS OVERLEAF
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App

Reference

Address

Ward

01.

16/01592/FUL
Minor

9 Tatling Grove,
Walnut Tree, Milton
Keynes

Monkston

02.

16/01639/FUL
Minor

Land At School
Crossing, Cranfield
Road, Woburn
Sands

03.

16/02068/FUL
Minor

04.

Town/Parish
Council

Report
Pages

Plan(s)
Pages

Appendices

Walton
Community
Council

6

13

19

Danesborough
And Walton

Woburn
Sands Town
Council

25

31

34

28 Vandyke Close,
Woburn Sands,
Milton Keynes

Danesborough
And Walton

Woburn
Sands Town
Council

38

48

54

16/01707/FUL
Other

4 Longcross,
Pennyland, Milton
Keynes

Campbell Park
and Old
Woughton

Great Linford
Parish
Council

58

64

68

05.

16/02434/FUL
Minor

The Bletchley Arms,
183-185
Queensway,
Bletchley

Bletchley East

Bletchley &
Fenny
Stratford
Town Council

72

79

87

06.

16/01559/FUL
Minor

The Chimney, 87
Newport Road,
Woburn Sands

Danesborough
And Walton

Woburn
Sands Town
Council

91

103

107
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4

DEVELOPMENT CONTROL PANEL
16 NOVEMBER 2016

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

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

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

01

Application Number: 16/01592/FUL
Minor
Part change of use of dwelling house (Use Class C3) to dwellinghouse and
childminding service (Use Class C3/D1) for up to 10 children with 1 assistant
(resubmission of 16/00008/FUL)
AT 9 Tatling Grove, Walnut Tree, Milton Keynes
FOR Mrs Victoria Wood
Target: 8th September 2016
Ward: Monkston

Parish: Walton Community Council

Report Author/Case Officer: Danika Hird
Contact Details: 01908 252926 danika.hird@milton-keynes.gov.uk
Team Leader: Debbie Kirk Development Management Manager South East Team
Contact Details: 01908 252335 Debbie.Kirk@milton-keynes.gov.uk

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

1.1 The main body of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.
1.2 This application is referred to the Development Control Panel for determination
due to an objection received from Walton Community Parish Council and three
objections received from third party representations.
1.1 The Site
The application site consists of a two-storey link detached property situated on
Tatling Grove in Walnut Tree. The application site’s dwelling is linked to
neighbouring property No.7 Tatling Grove via a double garage, of which a
single garage owned by No.7 and No.9 Tatling Grove each. To the east of the
application site, towards the front of the property are the site’s existing on-plot
parking provisions, with the rear garden being situated to the west. Situated to
the north of the application site is neighbouring property No.11 Tatling Grove
with No.7 Tatling Grove to the south. Located to the rear of the application site,
(6)

to the west are neighbouring properties No.32 and No.33 Cloudberry.
1.2 The Proposal
The application seeks permission for part change of use of the dwelling house
(Use ClassC3) to dwelling house and childminding service (Use class C3/D1)
for up to 10 children with 1 assistant (resubmission of 16/00008/FUL). Situated
to the east of the application site, to the front of the property are four parking
spaces. Two are located directly in front of the property, with one space inside
the existing garage and the four parking space being situated to the front of the
existing garage.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 Local Policy
Core Strategy, 2013
Policy CS 13: Ensuring High Quality, Well Designed Places”.
2.2 Milton Keynes Local Plan 2001-2011(Saved Policies)
C6: Childcare Facilities
D1: Impact of Proposals on Locality
D2: Requiring Good Design
T10: Traffic
T15: Parking Provision
2.3 Supplementary Planning Documents
Parking Standards, 2016
2.1 National Policy
National Planning Policy Framework, 2012
Section 7 – Requiring good design
Paragraph 14 – Presumption in Favour of Sustainable Development
Paragraph 64 – Impact on the Character and Appearance of the Area

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

3.1

-

Principle of the Development
Impact on Neighbouring Amenity
Impact on Parking Provisions
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4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

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

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

5.1

Principle Development
Saved Policy C6 of the Adopted Milton Keynes Local Plan 2001-2011 states
that:
“Planning permission will be granted for crèche, nursery and similar
childcare facilities if they are consistent with the detailed policy
guidance
in Appendix C6”.
With this in mind, the principle for this development is acceptable subject to
the proposed development complying with the requirements outlined in
Appendix C6 of the Adopted Milton Keynes Local Plan 2001-2011.

5.2

Appendix C6: Proposals for the Provision of Childcare Facilities:
“4. Car parking will normally be required to the following standards:
(i)
(ii)

On-site parking
A safe and convenient facility for dropping off and collecting
children, on the premises or close to it. If this facility is located
on the highway, it should be clear of sharp bends, junctions,
residents parking reservations or areas where on-street parking
is already heavy, prohibited or undesirable because of the
narrow width of the highway.

PARTIAL USE OF A RESIDENTIAL PROPERTY:
5. Planning permission will not normally be required for childcare within a
residential property if all of the following circumstances apply:
(i)
(ii)
(iii)

No more than 6 children are accommodated (in addition to the
childminder’s own children) within any 24 hour period.
Only person resident in the dwelling house are employed.
There is no external evidence of the use including
advertisements

6. Planning permission will normally be granted for the change of use of part
of a dwelling house to a use by a childminder, playgroup or day nursey for up
to 10 children if all the following criteria are satisfied:
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(i)
(ii)
(iii)

(iv)

5.3

The parking standards set out in paragraph 4 above
Good separation between internal areas to be used and the
living areas of adjacent dwellings
Provision for outdoor children’s play in cases where care is
offered for children of 3 years and over, in a screened area
away from the living areas of adjacent dwellings.
The proposal would not result in a concentration of childcare or
other non-residential uses in a primarily residential area.

Appendix C6 – Section 6 (i): Parking Provisions/ Access
In addition to this, saved policy T15 of the Milton Keynes Local Plan 20012011 relates to ensuring development proposals meet vehicle parking
requirements as laid out in the Parking Standards Supplementary Planning
Document 2016 (SPD). The policy states:
“Development proposals should meet the following vehicle parking
requirements: ii) On-site parking should not be reduced below the
maximum standard if it would be likely to result in off-site parking
causing problems that cannot be resolved by on-street parking
controls.”
The application site is located within Zone 3 of the Appendix A: Maps of
Parking Standards Zones in Milton Keynes Parking Standards, 2016
Supplementary Planning Document. For a crèche or nursery the requirement
is one parking space per one full time employee staff and one space per four
children. As a result of the proposed development, one parking space would
be required for the assistant with three parking spaces being required for the
number of children when rounded up. The actual requirement for the
proposed development would be 3.5 parking spaces.

5.4

Whilst four parking spaces are shown on the submitted plans, in accordance
with the Parking Standards, 2016, Supplementary Planning Document,
section 4.4, the space shown within the garage does not count towards a
parking space. With this in mind, the application site can accommodate three
on-plot parking spaces in accordance with the Parking Standards, 2016,
Supplementary Planning Document. With this in mind, the actual shortfall of
0.5 parking spaces is not considered to be significantly harmful to justify the
refusal of this planning application in this instance.

5.5

The Highways Department were consulted and whilst there some concerns
were raised in regard to the picking up and dropping off of children, it was
considered that the pickup and drop off activities would only occur over a
short period of the day. On this basis, the proposal would not, on balance an
adverse impact on the safety of road users and therefore no objection has
been raised. As no objections were received from the Highways Engineer it is
considered that the proposed development will not result highway safety
concerns or have unacceptable increase in levels of traffic.
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Overall it is considered that there are no adverse impact on parking provision
and the site access. The proposal is therefore in accordance with saved
policy T15 and Appendix C6 of the Milton Keynes Local Plan 2001-2011 and
the Parking Standards, 2016 Supplementary Planning Document.
5.6

Appendix C6 – Section 6 (ii): Neighbouring Amenity:
Saved policy D1 (iv) of the Milton Keynes Local Plan 2001 – 2011 states:
“Planning permission will be refused for development that would be harmful
and result in unacceptable pollution by noise or an unacceptable visual
intrusion or loss of privacy, sunlight and daylight.
The proposed layout of the nursery has been designed to ensure that the
proposal would not result in unacceptable noise pollution to the neighbouring
properties. The main activities will take place in the lounge and dining room
of the property which is located 2.5 metres away from the flank wall of the
neighbouring property No. 11 Tatling Grove and 3.8 metres away from the
flank wall of No. 7 Tatling Grove. Therefore on the balance, the proposal is
not considered to result in significant noise pollution to the neighbouring
properties that would warrant refusal of the application.
In addition to this Environmental Health Officers have been consulted and
have raised no objection to the proposal subject to the recommendation of
imposing a condition on any planning permission to control the hours of use
of the childminding service.
Concerns have been raised in relation to noise and disturbance to the
neighbouring residents however it is considered that the proposed layout and
hours of use will not result in significant harm to the residential amenities of
the neighbouring properties.
Therefore on the basis that there is a significant distance between the
application site and the neighbouring and the imposition of a condition on any
planning permission to control the hours of operation; the proposal is
considered to be acceptable and in accordance with saved policy D1 and
Appendix C6 of the Milton Keynes Local Plan 2001 – 2011.

5.7

Appendix C6 – Section 6 (iii): Outdoor Space:
The proposed development is able to provide a sufficient area for outdoor
children’s play in the existing rear garden of the property. The boundary
treatment serving the rear garden consists of soft landscaping which provides
sufficient screening between the outdoor space (rear garden of No.9 Tatling
Grove) and the living areas of adjacent neighbouring properties.
The proposed development would comply with saved policy Appendix C6 (iii)
of the Milton Keynes Local Plan 2001-2011.
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5.8

Appendix C6 – Section 6 (iv): Concentration:
The local area is predominately residential; the Council’s systems do not
appear to the show that there are any other childcare or other non-residential
uses within close proximity to the application site. The proposed development
would have an acceptable impact in regard to concentration.
The proposed development would comply with saved policy Appendix C6 (iv)
of the Milton Keynes Local Plan 2001-2011.

5.9

Other Matters
Concerns have been raised in relation to the size of the property being
insufficient to accommodate the children and staff. However property benefits
from an existing garden which is not significantly overlooked by the
neighbouring properties and in addition to this the proposed floor space
complies with the statutory framework for Early Years Childcare. Therefore
the application site is considered to be of an acceptable size to accommodate
the childminding activities.
Each application is assessed in accordance with the development proposed
and the merits of the submitted scheme, in addition to taking into account any
representations received.
The arrangements of the property and its set-up are not a material
consideration and are a personal matter.

5.10 Conclusion
The proposed development is considered to adhere to the provision of the
local and national planning policies. It is recommended that planning
permission be granted subject to the conditions set out in Section 6.0 of this
report.

6.0

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

1.
The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 51 of the Planning
and Compulsory Purchase Act 2004. (D11)
2.
The childminding activities hereby approved is permitted to operate
between the hours of 07:30 to 18:00 Mondays to Fridays only. It shall not
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operate at any time on Saturdays, Sundays or public holidays.
Reason: In the interests of the residential amenities of the neighbouring
properties in accordance with Saved Policy D1 (iv) of the Milton Keynes Local
Plan 2001-2011.
3.
The use hereby permitted shall accommodate no more than 10
children (in addition to the childminder's own children) within any 24 hour
period.
Reason: To protect the amenity of the neighbouring properties from noise
and disturbance in accordance with "Saved" policies D1 (iv) and C6 (and
appendix) of the Milton Keynes Local Plan 2001 - 2011.
4.
No more than one member of staff not living at the premises shall be
present at the site at any one time.
Reason: To protect the amenity of the neighbouring properties and ensure
there is an adequate level of parking serving the use in accordance with
"Saved" policies D1 and C6 (and appendix) of the Milton Keynes Local Plan
2001 - 2011
5.
The premises shall be used only as a childcare facility and for no other
purpose including any other purpose in class D1 of the Schedule of the Town
and Country Planning (use classes) order 1987, or in any provision equivalent
to that Class in any statutory instrument revoking and re-enacting that Order
with or without modification.
Reason: To ensure adequate parking is available for the use and the scale of
the use is appropriate to the location with regards to the impact on the
neighbours and to accord with saved policy D1(iv and vi) and T15 of the
Milton Keynes Local Plan 2001-2011.
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Appendix to 16/01592/FUL
A1.0 RELEVANT PLANNING HISTORY

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

A1.1 16/00008/FUL
Change of use of part of a dwelling house (Use Class C3) to use by a
childminder (Use Class D1) for up to 12 children with 1 assistant
WITHDRAWN 10.03.2016

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

A2.1 None.
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A3.0

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

A3.1

Comments

Officer Response

Cranfield Airport

Noted

No comments received.
A3.2

Parish - Walton

Noted and discussed in paragraph 5.3 to 5.5

The Council considered this application on 7th September.
The Council objected to the previous application and felt
that the changes to the application from the previous one do
not change the Council's position.
The council therefore object on the following grounds:
1. The proposed business would lead to both traffic and
noise issues within the cul-de-sac, with a potential for a
large number of cars parking on pavements / verges during
particular times of the day.
A3.3

2. This is an inappropriate business for the area. The Noted and discussed in paragraph 5.6 to 5.8
building is too small to house a business accommodating up
to 10 children and 1 assistant and as a result local residents
would suffer the loss of amenity in that a quiet cul-de-sac
could be converted into a noisy, congested area which
could have significant impact on their wellbeing.
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A3.4

Ward - Monkston - Cllr Buckley

Noted

No comments received.
A3.5

Ward - Monkston - Cllr McPake

Noted

No comments received.
A3.6

Ward - Monkston - Cllr Ferrans

Noted

No comments received.
A3.7

Environmental Health Manager

A3.8

Highways Development Control

Noted. Recommended Condition 2 outlined in section 6.0 of
this report is imposed if planning permission were to be
I don’t think this changes my original view. In order to granted.
protect the amenity of neighbours, I would recommend a
condition be applied, confirming the hours of operation to
07:30 - 18:00 Monday to Friday only.
Noted and discussed in paragraph 5.3 to 5.5

The proposals are for 10 children to be looked after by an
employed assistant as well as the owner.
The proposals now include a third parking space which the
assistant can use in addition to the 2 existing on-plot
parking spaces for the owner. The applicant mentions a 4th
space in the garage but under the council’s parking
standards garages are not counted as parking spaces.
However, the provision of a space for the assistant is
acceptable and is compliant with the parking standards in
terms of 1 space per full time equivalent member of staff.
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The parking standards also state that drop off parking
requirement is 1 space per 4 children (i.e a total of 3 spaces
when rounded up).
A3.9

Regarding 4 (ii) – pick up / drop off area. This is more Noted and discussed in paragraph 5.3 to 5.5
difficult to assess the likely areas of parking activity as a
range of parking options exist due to the road layout:


The closest drop off point is in the short section of
road that directly serves the site. The applicant has
provided an on-site space for the assistant which
reduces the likelihood of the turning area being
occupied. Were the turning area occupied when a
parent arrives then this would generate a long
reverse movement which includes across a Redway
crossing point.



On the bend on the main part of Tatling Grove –
leads to restricted forward visibility through the bend,
restricts free flow of traffic and creates conflicts with
private accesses and the junction.



The safest areas are on the main part of Tatling
Grove to the north of number 15. Parents can access
the site via the Redway and a footpath on the north
end of the street. This is more remote than the other
locations and involves a verge crossing.



A small section of carriageway on the main part of
Tatling Grove just to the south of the access into the
approach to the site.
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A3.10 Conclusion
Noted and discussed in paragraph 5.3 to 5.5
I have some concerns regarding the pick / up drop off area
for the reasons stated above. However, pick up / set down
activities occur over short periods of time for each instance
although multiple arrivals and departures have a higher and
cumulative impact. Furthermore, the applicant has provided
an on-site parking space and the number of children has
been reduced to 10. Reducing to 10 complies with policy C6
(if other conditions met). Taking into account the above, on
balance I raise no objections to the part change of use.
A3.11 Local Residents
The occupiers of the following properties were notified of the
application:
14, 16, 18, 20, 22, 24, 26, 28, 30, 32, 34, 36, 38, 40 Tatling
Grove Walnut Tree Milton Keynes
32, 33 Cloudberry Walnut Tree Milton Keynes
1, 3, 5, 7, 9, 11, 13, 15 Tatling Grove Walnut Tree Milton
Keynes
33 Lowland Road, Tattenhoe, Milton Keynes
70 Silver Street, Newport Pagnell, MK16 0EG
69 Colindale Street, Monkston Park, Milton Keynes
20 Bourton Low, Walnut Tree, Milton Keynes
23 Gatewick Lane, Caldecotte, Milton Keynes
Seven Third Party representations were received. Four
representations were received in support with three
objections received from an unknown address, No.1 and
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No.15 Tatling Grove, Woburn Sands. The objections were
as follows:
A3.12

-

Arrangements (set-up) of property

Noted and discussed in paragraph 5.9

A3.13

-

Scale of property

Noted and discussed in paragraph 5.9

A3.14

-

Highway safety

Noted and discussed in paragraph 5.5

A3.15

-

Parking

Noted and discussed in paragraph 5.3 to 5.5

A3.16

-

Inappropriate use

Noted and discussed in section 5.0

A3.17

-

Increase in traffic

Noted and discussed in paragraph 5.5

A3.18

-

Noise

Noted and discussed in paragraph 5.6 to 5.8

A3.19

-

Not to take account of representations submitted by Noted and discussed in paragraph 5.9
applicant in support of application
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APP

02

Application Number: 16/01639/FUL
Minor
Construction of public footbridge over railway line to replace existing level
crossing
AT Land At School Crossing, Cranfield Road, Woburn Sands
FOR Network Rail
Target: 18th October 2016
Ward: Danesborough And Walton

Parish: Woburn Sands Town Council

Report Author/Case Officer: Jeremy Lee
Contact Details: 01908 252316 jeremy.lee@milton-keynes.gov.uk
Team Leader: Debbie Kirk, Development Management Manager – South East
Team
Contact Details: 01908 252335 Debbie.Kirk@milton-keynes.gov.uk
1.0 INTRODUCTION
(A brief explanation of what the application is about)

1.1 The main section of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together,
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public Access system www.miltonkeynes.gov.uk/publicaccess . All matters have been taken into account in
writing this report and recommendation.
1.2 This application has been brought to Development Control Panel because
more than 2 local residents have objected to the proposal and, on that basis,
the Local Ward Members do not wish for the application to be considered
under officer Delegated Powers.
1.3 The Site
The application site covers a large area of land to the east of Woburn Sands
Station and the Newport Road/Station Road level crossing, north and south of
the railway line. To the north of the railway line, beyond the track bed the site
largely contains tall trees which help screen the railway line from Cranfield
Road. To the south of the railway line the land is currently used for a car wash
and for the storage of vehicles, although both uses are currently unauthorised.
1.4 At the eastern end of the site is an existing pedestrian level crossing which
connects a footpath from Cranfield Road to a footpath that runs through the
(25)

playing fields to the south of the application site.
1.4 The Proposal
The proposal seeks planning permission to replace the existing pedestrian
level crossing with a footbridge. On the western side of the existing pedestrian
crossing, from the points where it crosses the railway tracks, steps would climb
up to the footbridge which would cross the tracks 6.3 metres above the ground
level of the surrounding land.
1.5 In addition to the steps, ramps would lead up to the footbridge, in stages. To
minimize the gradient of the ramps they would extend 64 metres to the west of
the footbridge before doubling back to connect to the footbridge. The bridge
would be constructed in green steelwork. The application drawings show some
areas, particularly to the south of the proposed footbridge, identified for
planting with trees and shrubs to mitigate the visual impact of the proposal.
1.6 The proposal has been brought forward in preparation for the implementation
of the East West Rail Scheme. The applicants state that whilst the existing
crossing is not unsafe, the increase in the frequency and speed of trains
following the implementation of the East West Rail Scheme would increase the
risk faced by pedestrians using the crossing.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework, 2012
Paragraph 14 Presumption in favour of sustainable development
Paragraph 58 Requiring good design
2.2 Local Policy
Core Strategy, 2013
CSA Presumption in favour of sustainable development
CS11 A well connected Milton Keynes
CS13 Design
2.3 Adopted Milton Keynes Local Plan 2001-2011
D1 Impact of development proposals upon locality
T2 Access for those with impaired mobility
D2 Design of Buildings
2.4 Neighbourhood Plans
Woburn Sands, 2014

(26)

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

3.1 The main issues are the principle of development; the impact of the proposal
upon the appearance of the area and upon the amenities of nearby residents.
4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

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

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

5.1

Principle of Development
Saved policy T3 (i) of Milton Keynes Local Plan 2001 – 2011seeks to ensure
that the layout of the environment, including links to adjoining areas should
provide safe convenient, direct, safe, secure and understandable pedestrian
and cycle routes that are not isolated from other transport routes. The
principle of constructing a public footbridge over railway line to replace
existing level crossing is considered to be acceptable subject to the design
and appearance, impact on the amenities of local residents and meeting the
needs of the users of the crossing these issues are outlined in more detail
below.

5.2

Impact upon the appearance of the area
Saved policy D2 (ii) and (v) states “Development proposals for buildings will
be refused unless they…relate well to and enhance the surrounding
environment… include landscaping and boundary treatments that integrate
with those of the surrounding area”. With saved policy D1 (iii) stating
“planning permission will be refused for development that would be harmful
for any of the following reasons…an unacceptable visual intrusion or loss of
privacy, sunlight and daylight”.
The proposed footbridge would be one of the largest structures in the area,
both in terms of height and length and it would be visible from a number of
locations. The most significant visual impact would be on the view from
Cranfield Road where the proposal would result in the loss of a significant
amount of the existing planting along the northern side of the railway.
Nevertheless a line of tall trees, beyond the application site, would be
retained along the Cranfield Road verge and these would soften the visual
impact on Cranfield Road.
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5.3

The views from the south of the railway line are currently more open, although
an existing line of trees in the playing field provides some screening for this
area. However, the proposal includes provision for strengthening the planting
on this side of the footbridge which would provide additional mitigation for the
impact on this side of the footbridge.

5.4

The proposed footbridge would clearly have a greater visual impact upon the
area than the existing pedestrian level crossing. However, it is considered
that the existing trees and proposed additional planting would sufficiently
mitigate this impact that it would not have a significantly detrimental impact
upon the appearance of the area contrary to Local Plan Saved Policy D1 (iii),
D2 (ii) & (v) of the Milton Keynes Local Plan 2001-2011.

5.5

Impact upon the amenities of local residents
Saved policy D1 (iii) of the Milton Keynes Local Plan 2001 – 2011 states:
“Planning permission will be refused for development that would be harmful
and result in unacceptable visual intrusion, loss of privacy, sunlight and
daylight”.

5.6

Overlooking
The residential properties that would be most impacted by the proposal would
be the occupiers of a group of dwellings on Cranfield Road which directly
face, across Cranfield Road towards the footbridge and ramps. There would
be potential for people using the footbridge, and in particular the ramps on the
north side of the railway line to look across to the houses in Cranfield Road.
However at their closest point the houses would be 26 metres from the ramp
and 34 metres from the highest point (the footbridge) and there would be a
line of tall trees between the footbridge ramps and the houses. Houses in
Vandyke Close would be further from the footbridge and would be better
screened by trees.

5.7

Although there would be some potential for the overlooking of houses in
Cranfield Road, particularly in the winter when there is less foliage on the
trees, given the distances involved and the screening of the trees it is not
considered that this would result in a significant loss of amenity for residents.
The development would comply with saved policy D1 (iii) of the Milton Keynes
Local Plan 2001-2011.

5.8

Noise
Saved policy D1 (iv) of the Milton Keynes Local Plan 2001 – 2011 states
“planning permission will be refused for development that would be harmful
for any of the following reasons… unacceptable pollution by noise, smell, light
or other emission to air, water or land”.
There are two potential causes of an increase in noise from users of the
crossing resulting from the proposal. There is the increase noise from people
walking across the metal bridge compared with the current level crossing and
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the ability of the noise from people talking as they cross the bridge carrying
further because of the additional elevation and the reduced landscaping
screen. However, it is not considered that the increase in sound levels would
be significant and the nearest residential properties are far enough away from
the proposed bridge that it is not considered that the noise levels generated
would result in an unacceptable loss of amenity for local residents. The
development would comply with saved policy D1 (iv) of the Milton Keynes
Local Plan 2001-2011.
5.9

Loss of Light
The proposed development would be too far away from any residential
property to have any impact on the levels of light enjoyed by their occupiers.

5.10 Other Issues
Impact on users of the crossing
Saved policy T2 (ii) of the Milton Keynes Local Plan 2001-2011 states
“development proposals must be designed to meet the access needs of those
with impaired mobility. In particular … the layout of the external environment,
including links to adjoining areas, must provide convenient, direct and safe
access”.
The proposed footbridge has been designed to ensure that it is accessible to
all potential users. Nevertheless, the length of the proposed ramps would
present a significant challenge for people with impaired mobility – either
wheel chair users or people with other medical conditions. However, the
existing, pedestrian crossing presents significant challenges of its own for
people with impaired mobility with gaps between the track and the crossing
surface and the need to be aware of oncoming trains. A traffic census carried
out, 24 hours per day between 27th June and 5 th July 2015 found no
wheelchair/mobility chair users of the existing crossing.
5.11 The census referred to in para 5.8 above counted the existing crossing being
used 2,843 times during the 9 day period. The vast majority of these
crossings (1865) were by adult pedestrians, but there were also 781
accompanied children (116 of them in pushchairs) and 275 unaccompanied
children. The remainder of the users were cyclists or railway personnel. The
census also observed 5 incidents of dangerous behaviour on the crossing.
Most of these involved children playing on the track/crossing, but included a
man chasing his hat, which had blown off in the wind, down the track.
5.12 The proposal would increase the distance users of the crossing have to travel
and would be more arduous than the existing crossing. However, it would be
significantly safer than the existing crossing and this would become more
significant when the line is upgraded. It is also considered that the proposal
makes adequate provision for people with impaired mobility. The
development would comply Saved Policy T2 (ii) of the Milton Keynes Local
Plan 2001-2011.
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5.13 Graffiti/Anti-social behaviour
Clearly any public space can attract graffiti and anti-social behaviour.
However, there is nothing inherent in the design of the proposal that would
attract graffiti or anti-social behaviour that would be contrary to the Council’s
planning policies.
5.12 Conclusions
The proposal would clearly have a greater visual impact than the existing
pedestrian level crossing. However, it is not considered that that impact would
be so significantly detrimental to the appearance of the area or be detrimental
to the amenities of local residents that it would be contrary to saved policy D1
(iii) and (iv) of the Milton Keynes Local Plan 2001-2011. Moreover, it is
considered that the proposal would improve the safety of the users of the
crossing, particularly once the East West Rail Scheme is implemented. It is
therefore recommended that planning permission be granted subject to the
conditions set out in Section 6 below.
6.0

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

1. The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 51 of the Planning
and Compulsory Purchase Act 2004. (D11)
2. Within 3 months of the erection of the footbridge hereby permitted a
landscaping scheme, which shall include provision for the planting of trees
and shrubs, shall be submitted to and approved by the Local Planning
Authority. The scheme shall show the numbers, types and sizes of trees and
shrubs to be planted and their location in relation to proposed buildings,
roads, footpaths and drains. All planting in accordance with the scheme shall
be carried out within twelve months of the approval of those details. Any trees
or shrubs removed, dying, severely damaged or diseased within five years of
planting shall be replaced in the next planting season with trees or shrubs of
such size and species as may be agreed by the Local Planning Authority.
Reason: To protect the appearance and character of the area and to minimise
the effect of development on the area, and to accord with saved policy D2 (v)
of the Milton Keynes Local Plan 2001-2011.
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Appendix to 16/01639/FUL
A1.0 RELEVANT PLANNING HISTORY

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

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

A2.1 None.
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A3.0

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

Comments
A3.1

Officer Response

Cranfield Airport
No comments received.

A3.2

Environmental Health Manager
No comments.

A3.3

Ramblers Association
No comments received

A3.4

Footpath Officer
No comments received

A3.5

Parish - Woburn Sands
No objection to this application which will improve A condition requiring details of additional planting is
pedestrian safety for such times as the rail traffic increases. included. The issue of when the work is carried out is not a
We would, however, ask that as much visual screening as material planning issue.
possible be provided and that, as far as is possible, the
works be carried out during school holidays as it is a
crossing used by many schoolchildren.
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A3.6

Ward - Danesborough And Walton - Cllr D Hopkins
Ward - Danesborough And Walton - Cllr Jenkins
Ward - Danesborough And Walton - Cllr V Hopkins
No comments received

A3.8

Local Residents
The occupiers of the following properties were notified of the
application:
Flat At The Station Hotel 146 Station Road
The Station Hotel 146 Station Road Woburn Sands
Station House 150 Station Road Woburn Sands
10, 12 and 29 Turnpike Court Woburn Sands
1 – 25 (odds) Cranfield Road Woburn Sands
Two objections have been received from a resident of
Cranfield Road and a resident of Vandyke Close on the
following grounds:
1. The proposal would be expensive and there are This is not a material planning consideration.
cheaper solutions available.
2. The proposal would be an eyesore and would be a See paragraphs 5.1 – 5.3 and 5.11 above
magnet for graffiti and anti-social behaviour.
3. The ramps are too long and steep for elderly or See paragraphs 5.8 – 5.10 above
disabled people to use.
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4.
5.
6.
7.

The development would reduce house prices.
Noise disturbance from users of the footbridge.
Overlooking by users of the footbridge
Loss of light resulting from the footbridge

This is not a material planning consideration
See paragraph 5.6 above
See paragraphs 5.4 & 5.5 above
See paragraph 5.7 above

An objection has also been received from the operator of The applicants have served the requisite notice upon the
the car wash/car storage business on the south side of the objector as an owner/leaseholder of the site/part of the site.
railway. He states that he owns the land in question.
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APP

03

Application Number: 16/02068/FUL

Minor

Demolition of existing porch and erection of single storey front extension to
28 Vandyke Close, and the erection of attached bungalow (1 metre increase in
width to previously approved scheme ref: 15/02821/FUL)
AT 28 Vandyke Close, Woburn Sands, Milton Keynes
FOR Mr Tom McEvaddy
Target: 16th September 2016
Ward: Danesborough And Walton

Parish: Woburn Sands Town Council

Report Author/Case Officer: Danika Hird
Contact Details: 01908 252926 danika.hird@milton-keynes.gov.uk
Team Leader: Debbie Kirk Development Management Manager South East Team
Contact Details: 01908 252335 Debbie.Kirk@milton-keynes.gov.uk

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

1.1 The main body of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.
1.2 This application is referred to the Development Control Panel for determination
due to an objection received from Woburn Sands Town Council and two third
party representations.
1.3 The Site
The application site is located on a bend on Vandyke Close in Woburn Sands.
The site currently consists of a semi-detached single storey bungalow with a
landscaped area to the south of the site which is enclosed by a low-level picket
fence. There are two vehicular accesses within the site. One to the west of site
which leads to a single garage, with a more recent vehicular access having
been created to the east of the site, towards the front entrance of the property.
To the north-west of the application site is the rear garden serving No.28
Vandyke Close, Woburn Sands. The adjoining property No.26 Vandyke Close
is situated to the north of dwellinghouse with neighbouring property No. 30
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Vandyke Close being positioned to the west. To the east and south of the
dwellinghouse, located on the opposite side of Vandyke Close are a number
single-storey detached and semi-detached bungalows. The site does not fall
within Woburn Sand’s Conservation Area.
1.4 The Proposal
This application seeks the demolition of the existing single garage, garden wall
and porch to the south of the original dwelling, with the construction of a one
bedroom, end of terrace bungalow. The new dwellinghouse comprises of an
entrance hall, living room, bathroom, kitchen and bedroom. In addition to this, a
single storey front extension seeks to be erected to the front of host dwelling.
1.5 The new dwelling seeks to extend off of the side elevation of the host dwelling
by 6.6 metres at its narrowest and extending to 7.3 metres at its furthest, to
create a small protrusion to the side of the property to form the entrance hall
for the new dwelling. The new dwelling will extend 10.8 metres in length, with
a ridge height of 4 metres and an eaves height of 2.3 metres. The proposed
front elevation of the new dwelling will seek to fit flush with the original front
elevation of No.28 Vandyke Close, Woburn Sands.
1.6 In addition to the construction of a new dwelling, a single storey front extension
with a gabled roof, to the host dwelling is proposed. This single storey front
extension seeks to extend 1 metre off of the front elevation of the host dwelling
and measure 3.5 metres in width. This element of the proposed development
seeks to have a ridge height of 3.5 metres and an eaves height of 2.3 metres.
This element of the proposed development seeks to have a ridge height of 3.4
metres.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 Local Policy
Core Strategy (2013)
Policy CS12 - Delivering Successful Neighbourhoods;
Policy CS13 - Ensuring High Quality Well Designed Places;
2.2 Milton Keynes Local Plan 2001-2011
Policy D1 - Impact of Development Proposals on Locality;
Policy D2 - Design of Buildings;
Policy D2A - Urban Design Aspects of New Developments;
Policy H7 - Housing on Unidentified Sites
Policy T10 - Traffic;
Policy T15 - Parking Provision;
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2.3 Neighbourhood Plan
Woburn Sands Neighbourhood Plan 2014
2.4 Supplementary Planning Documents
Parking Standards, 2016
New Residential Development Design Guide, 2012
2.2 National Policy
National Planning Policy Framework (2012) paragraphs:
Paragraph 7 – Requiring Good Design
Paragraph 17 – High Quality Design
Paragraph 64 – Impact of Character and Appearance of the Area
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 Whether or not the proposed changes to the previously approved scheme
(reference: 15/02821/FUL) is considered to be acceptable.

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

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

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

5.1

Background
The site has had a number of applications in the past for a single storey side
extension to the host dwelling (ref: 15/01865/FUL) and the erection of a
dwelling (ref: 15/00992/FUL), these applications were subsequently
withdrawn or refused. Following on from these applications, planning
application reference 15/02821/FUL for the “demolition of the existing garage,
garden wall and porch, construction of an end of terrace one bedroom
bungalow and the erection of single storey front extension to the original
dwelling” was granted planning permission on 19th February 2016 by
Members of the Development Control Panel. Whilst this application has not
been submitted as an amendment to this previously approved scheme, this
current application only seeks a number of changes when compared to
planning permission reference15/02821/FUL, these include:
-

An increase in the length of the new dwelling by 0.8 metres (removing
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-

the 1 metre set back from the original front elevation of No.28 Vandyke
Close).
Increase in width of the new dwelling by 1 metre
Increase in ridge height by 0.3 metres of the new dwelling

Given a similar scheme (ref: 15/02821/FUL) has only recently been granted
planning permission, the main issue to consider when determining this
application is whether the proposed changes to the previously approved
scheme are acceptable or not.
5.2

Principle of Development
In respect of strategic housing land supply within the Authority, Paragraph 49
of the National Planning Policy Framework states that:
‘Relevant policies for the supply of housing should not be considered up-todate if the local planning authority cannot demonstrate a five-year supply of
deliverable housing sites.’

5.3

In this regard, it has been accepted by the Council that it is unable to meet
this requirement and for this reason the Council must rely upon the provisions
of Paragraph 14 of the National Planning Policy Framework to consider the
submitted application. This states that:
“… at the heart of the National Planning Policy Framework is a presumption in
favour of sustainable development... Where the development plan is absent,
silent or relevant policies are out-of-date granting permission unless:
•
any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole; or
•
specific policies in this Framework indicate development should be
restricted.”

5.4

The starting point for the determination of this application is the fact that
Authority does not have a 5 year housing land supply, and the proposed
development would contribute towards meeting the identified shortfall. An
assessment must therefore be made as to whether the proposal can be
considered to be sustainable development in terms of the economic, social
and environmental roles as set out in the National Planning Policy
Framework.

5.5

The application site is located within the built-up area of Vandyke Close in
Woburn Sands. The proposed development is within an established housing
area and as such it is considered that the location is sustainable. In terms of
social issues, the development would provide an additional dwelling to meet a
currently identified need. In terms of economic issues, the construction
activities associated with the development could potentially generate
employment opportunities in the short term and in the longer term potentially
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support the local economy and services.
5.6

Whilst this is noted, the principle of a proposed new dwelling in this location
was assessed under planning permission reference15/02821/FUL. The
principle of a new dwelling in this location was therefore established and
deemed to be acceptable under this previously approved planning
permission.

5.7

Design of buildings
Saved policy D2 of the Milton Keynes Local Plan 2001-2011 states:
“The extension of existing buildings will only be permitted providing the scale
of the proposed extension does not detract from the character of the original
building”.
It is noted, that Vandyke Close is predominately characterised by detached
and semi-detached properties. The principle of the new dwelling creating a
row of terraced properties was assessed under planning permission
15/02821/FUL and considered to be acceptable. The proposed new dwelling
will elongate this pair of semi-detached properties and disrupt the current
symmetry of No.26 and No.28 Vandyke Close, Milton Keynes. With this in
mind, the fact the proposed development will result in the creation of a small
row of terraced properties is not considered to be sufficient justification to
warrant the refusal of this planning permission.

5.8

The proposed scale of the new dwelling has been increased by 1 metre in
width, 0.8 metres in length and 0.3 metres in height. Whilst these changes
have resulted in the proposed new dwelling no longer appearing subservient
to the host dwelling (No.28 Vandyke Close), the proposed scale is not
considered to have significantly altered from what was previously approved.
The scale of the new property will however, remain proportionate with
properties No.26 and No. 28 Vandyke Close, Woburn Sands. This current
application will result in the dwelling being marginally larger in scale. The
proposed ridge height and front elevation of the new dwelling will, however,
now sit flush with the ridge height and original front elevation of No.28
Vandyke Close, retaining the linear appearance. This will ensure that the
proposed development will retain an acceptable impact on the character and
appearance of the local area.
The proposal would accord with saved policy D2 of the Milton Keynes Local
Plan 2001-2011

5.9

Impact on Neighbouring Amenity
Saved policy D1(iii) of the Milton Keynes Local Plan 2001-2011 states:
“Planning permission will be refused for development that would be harmful
for any of the following reasons …an unacceptable visual intrusion or loss of
privacy, sunlight and daylight”
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The increase in scale of the proposed dwelling when compared to the
previously approved planning permission (reference: 15/02821/FUL) will have
a limited impact on the amenity of neighbouring properties. The spacing and
separation distance between the rear elevation of the proposed new dwelling
and the side elevation of the property to the rear, No.30 Vandyke Close,
Woburn Sands will be retained in accordance the previously approved
scheme (reference: 15/02821/FUL). Due to the retention of this previously
approved spacing and separation distances between the new dwelling and
No.30 Vandyke Close, the proposed new dwelling will be situated
approximately 7.7 metres from the common boundary with this neighbouring
property. Although the proposed new dwelling will extend a further 1 metre in
width, along the common boundary with this neighbouring property, sufficient
distance will be retained to ensure the proposed development does not have
a harmful impact on this neighbouring property.
5.10 As a result of the proposed development, the front elevation of the new
dwelling will sit flush with the original front elevation of the host dwelling
(No.28 Vandyke Close). The proposed new dwelling will be situated 0.8
metres closer to the properties located across the highway of Vandyke Close
when compared to the previously approved scheme (reference:
15/02821/FUL). The impact to these neighbouring properties is deemed to be
minor given this elevation will sit flush with the original front elevation of the
host dwelling where there are existing openings.
The proposal would accord with saved policy D1 (iii) of the Milton Keynes
Local Plan 2001-2011.
5.11 Impact on Parking Provisions
Saved Policy T15 of the Milton Keynes Local Plan 2001-2011 relates to
ensuring development proposals meet vehicle parking requirements as laid
out in the Parking Standards Supplementary Planning Document 2016 (SPD).
The policy states:
“Development proposals should meet the following vehicle parking
requirements: ii) On-site parking should not be reduced below the
maximum standard if it would be likely to result in off-site parking
causing problems that cannot be resolved by on-street parking
controls.”
The parking arrangements for the host dwelling and new dwelling will not be
affected by the proposed changes when compared to the previously approved
scheme (reference: 15/02821/FUL). The impact in regard to parking
provisions was assessed under reference15/02821/FUL. Since the
determination of this previously approved application, the Parking Standards
SPD, 2016 has now been adopted. Whilst this is noted, the previously
approved application was assessed in accordance with the draft Parking
Standards SPD, 2016, whereby the requirement has not altered. As there are
no material changes in regard to the host dwelling and new dwelling’s parking
provisions between the current application and planning permission reference
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15/02821/FUL it is regarded that the proposal will have an acceptable impact
on parking provisions.
5.12 The parking area and dropped kerb to the front of the host dwelling was
carried out prior to the submission of this application and therefore does not
form part of this application. As this parking area was implemented prior to
the submission of this application, planning permission would not be required,
as the car parking area has been created through the use of porous materials
(gravel). Vandyke Close is not a Classified Road. Consent would have
needed to have been sought from the Highways Authority however this is
separate process to planning. There is no requirement for front garden’s to be
provided.
5.13 The erection of a new dwelling will not substantially increase the amount of
cars parked on the bend. In accordance with Parking Standards for Milton
Keynes (Supplementary Planning Document) 2016, the required on-plot
parking spaces have been provided for both dwellings ensuring there would
not be an adverse impact in terms of on-street parking. Concerns have been
raised about the increasing numbers of vehicles being parking on the street in
Vandyke Close. It is not reasonable or justified to apply additional
requirements or restrictions to this application in the attempt to resolve the
existing issues.
Overall it is considered that there are no adverse impact on parking
provisions and the sites access. The proposal would accord with saved policy
T15 of the Milton Keynes Local Plan 2001-2011 and the Parking Standards,
2016 Supplementary Planning Document.
5.14 Visibility and Highway Safety:
Concerns have been raised regarding the siting of the new dwelling on the
bend in Vandyke Close and it causing visibility issues. Although the footprint
of the new dwelling has increased as a result of this current application, the
dimensions are considered to be minor. The width is to be increased by 1
metre with the length increasing by 0.8 metres. The proposed new dwelling
will still sit comfortably on the plot as a result of the currently proposed
changes. The proposed development is not considered to have a significant
impact on the visibility for highway users.
5.15 Boundary Treatment Alterations
A concern has been raised regarding the possibility of altering the low level
boundary treatment on the bend. If planning permission were to be granted it
is recommended that a condition is imposed on any planning permission
removing the properties rights to amend the boundary treatment forward of
the new dwelling’s east and south elevation without seeking approval from the
Local Planning Authority. This will ensure the low level picket fence will not be
altered in height or style in the future without seeking planning permission
first, allowing an assessment to be carried out in regard to the impact on
highway safety and the character and appearance of the local area. The
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deeds of a property are separate to planning and therefore the protection of
the low level fence cannot be “enshrined in the deeds”.
5.16 Prematurity of extending the new dwelling
One of the objections received related to planning permission only having
been recently granted and that the applicant is already seeking to extend the
property when the works have not yet begun. The prematurity of further
development cannot be taken into consideration when determining this
application. An assessment can only be carried out in accordance with the
submitted plans and the merits of the submitted scheme.
5.17 Conclusion:
The proposed development is considered to adhere to the provision of the
local and national planning policies.

6.0

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

1.
The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 51 of the Planning
and Compulsory Purchase Act 2004. (D11)
2.
The external materials to be used in the development shall be in
accordance with samples to be submitted to and approved in writing by the
Local Planning Authority before any work is commenced.(M03)
Reason: To ensure that the development does not detract from the
appearance of the locality and to accord with saved policy D2 (ii) of the Milton
Keynes Local Plan 2001-2011.
3.
No part of the development hereby permitted shall be occupied until
the parking areas have been laid out and surfaced in accordance with the
plans hereby approved. Thereafter the parking area shall only be used for the
parking of vehicles in connection with the development the subject of this
permission.
Reason: To ensure adequate on-plot parking provisions in accordance with
the provisions of saved Policy T15 of the Milton Keynes Local Plan 20012011 and the Parking Standards, 2016, Supplementary Planning Document.
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4.
Prior to the first occupation of the development hereby permitted
details of bicycle storage shall be submitted to and approved in writing by the
Local Planning Authority and the scheme approved shall be provided and be
retained thereafter.
Reason: To ensure that adequate cycle parking facilities are provided to
serve the development and to accord with the Parking Standards, 2016,
Supplementary Planning Document.

5.
No building or other site works likely to cause nuisance to adjoining
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.(S04)
Reason: To limit the detrimental effect on adjoining occupiers by reason of
noise and disturbance and to accord with saved policy D1 (iv) of the Milton
Keynes Local Plan 2001-2011.
6.
Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development Order)(England) 2015 or any Statutory
Instrument revoking or amending or re-enacting that Order, the following
provisions part I of Schedule 2 of the said Order shall not apply to any
dwelling to which this permission relates and planning permission shall be
required for the forms of development described:
Classes A, B, C, D, E, F;
Reason: Due to the constrained nature of the site and to preserve the amenity
of surrounding residential occupiers, the Local Planning Authority wishes to
control future alterations in the interests of the amenity of surrounding
neighbouring properties and the character of the area. Ensuring compliance
with saved policy D1 (iii), D2A and D2 of the Milton Keynes Local Plan 20012011.

7.
Prior to the commencement of development for the dwelling to which it
relates, a scheme showing the location, type and height of the proposed
boundary treatments for the development shall be submitted to and approved
in writing by the Local Planning Authority. The approved boundary treatments
shall be provided in accordance with the approved details and be completed
prior to the first occupation of the new dwelling.
Reason: To ensure a satisfactory appearance for the development in the
interests of visual amenity and privacy and to accord with saved policy D1
(iii), D2A and D2 (ii & v) of the Milton Keynes Local Plan 2001-2011.

8.
Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development Order) (England) 2015 or any Statutory
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Instrument revoking or amending or re-enacting that Order, the following
provisions part 2 of Schedule 2 of the said Order shall not apply to any
dwelling to which this permission relates and planning permission shall be
required for the forms of development described under Class A.
Reason: the Local Planning Authority wishes to control future alterations in
the interests of retaining the character and appearance of the local area and
to accord with saved policy D2A and D2(ii & v) of the Milton Keynes Local
Plan 2001-2011.
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Previously Approved: 15/02821/FUL Proposed Site Layout
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Previously Approved: 15/02821/FUL Proposed Elevations &
Floor Plans
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Appendix to 16/02068/FUL
A1.0 RELEVANT PLANNING HISTORY

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

A1.1 15/00992/FUL
New end of terrace bungalow
REFUSED 25.06.2015
15/01865/FUL
Side extension to bungalow
WITHDRAWN 01.10.2015
15/02821/FUL
Demolition of the existing garage, garden wall and porch, construction of an
end of terrace one bedroom bungalow and the erection of single storey front
extension to the original dwelling
PERMITTED 19.02.2016

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

A2.1 None
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A3.0

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

A3.1

Comments

Officer Response

Landscape Architect

Noted

Raised no objection, however urban design may have
comment to make on the revised building line in relation to
the existing buildings.
A3.2

Councils Countryside Officer

Noted

Raised no objection.
A3.3

Cranfield Airport

Noted

No comments received
A3.4

Network Rail

Noted

Network Rail has no comment.
A3.5

Parish – Woburn Sands
Woburn Sands Town Council note that planning permission
had granted permission for the previous application,
although we had objected to this application, however this
further proposal makes our original objection even more
valid now, therefore, Woburn Sands Town Council object to
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this application for the following reasons:
1.

The creation of a terrace of bungalows is out of
keeping with the rest of this part of the Close and
changes the existing street scene.

Noted and discussed in paragraph 5.7 to 5.8

A3.6

2.

The alteration to existing number 28 which becomes
mid terrace is unacceptable because the front garden
will become a parking lot and there is no rear access
to the garden.

Noted and discussed in paragraph 5.7 to 5.8 and 5.12

A3.7

3.

The potential of cars parking on this bend is
substantially increased by the addition of another
property.

Noted and discussed in paragraph 5.11 to 5.13

A3.8

4.

There will be loss of shrubs through the new building. Noted and discussed in paragraph 5.15
If permission is granted, a condition about the fencing
not being changed from that in the application must
be enshrined in the deeds of the new property.

A3.9

Ward - Danesborough And Walton - Cllr D Hopkins

Noted

No comments received
A3.10 Ward - Danesborough And Walton - Cllr Bramall

Noted

No comments received
A3.11 Ward - Danesborough And Walton - Cllr V Hopkins

Noted

No comments received
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A3.12 Local Residents
The occupiers of the following properties were notified of the
application:
Willow Barn Ravensden Road, Salph End, Milton Keynes
26, 30, 49, 51, 53, 55, 57, 59, 61, 63 & 65 Vandyke Close,
Woburn Sands, Milton Keynes
Two objections were received from neighbouring properties
No.49 and No.59 Vandyke Close, raising the following
objections:
A3.13

-

Impact on the character and appearance of the local Noted and discussed in paragraph 5.7 to 5.8
area

A3.14

-

New dwelling will have a serious impact on the Noted and discussed in paragraph 5.11 to 5.14
visibility splay for traffic due to the siting on a bend.

A3.15

-

Vehicles parking on the bend causing health and Noted and discussed in paragraph 5.11 to 5.14
safety concerns for pedestrians, in particular school
children.

A3.16

-

In recent years, there has been an increase in on- Noted and discussed in paragraph 5.13
street parking within the area.

A3.17

-

Seeks to increase the size of the development of Noted and discussed in paragraph 5.16
what was previously approved when construction has
not even begun.

A3.18

-

Potential alterations to the low level boundary on the Noted and discussed in paragraph 5.15
bend due
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Application Number: 16/01707/FUL
Other
First floor side extension over existing garage (resubmission of 16/00619/FUL)
AT 4 Longcross, Pennyland, Milton Keynes
FOR Mr S Sathasiyam
Target: 17th October 2016
Ward: Campbell Park and Old Woughton

Extension of Time: 21st November 2016
Parish: Great Linford Parish Council

Report Author/Case Officer: Matthew Pearce
Contact Details: 01908 254819 matthew.pearce@milton-keynes.gov.uk
Team Leader: Sarah Hine Development Management Manager North West Team
Contact Details: 01908 252283 sarah.hine@milton-keynes.gov.uk
1.0 INTRODUCTION
(A brief explanation of what the application is about)
1.1 The main body of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.
1.2 This application is referred to the Development Control Panel for determination
as the application has received an objection from Great Linford Parish Council
and two neighbouring properties.
1.3 The Site
The application site is located in a residential area on the north side of
Longcross in Pennyland close to the junction with Leopard Close. The
dwellings along this section of Longcross and leopard Close follow the curve of
the road and appear as a continuous row of dwellings. The application site
contains a two storey detached dwelling with an attached garage linking to the
garage of the neighbouring property No. 2 Longcross. No. 2 Longcross is a
detached dwelling to the east, which is set slightly further back from the street
than the application dwelling. No.6 Longcross is located to the west, and is a
detached dwelling set further forward to the road than the application dwelling.
To the rear of the application site are the neighbouring properties No’s. 16 and
18 Longcross, which are also detached properties. The eastern and western
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boundary treatments of the application site are 1 metre high close boarded
fence and the rear boundaries are enclosed by 1.8 metres high close boarded
fences. An area of hardstanding is located to the front of the garage which
accommodates one on-plot parking space to the front of the property.
1.4 The Proposal
The application seeks planning permission for a first floor side extension over
the existing garage. The extension will measure 5.4 metres deep and 2.5
metres wide to create a fourth bedroom with windows on the front and rear
elevations. Matching facing brickwork, roof tiles and windows are proposed for
the extension.
The application is a resubmission of a previously refused application
(16/00619/FUL) for the demolition of the existing garage and the erection of a
two storey side and rear extension. The application was refused for the
following reasons:
1.

The proposed two storey side and rear extension by virtue of its siting,
scale and proximity to the boundary would introduce a large and bulky
extension which would result in a dominant extension for number 2
Longcross, resulting in an overbearing and detrimental impact on the
outlook and light to the occupiers of this property. The proposed
development would also adverse visual impact on the neighbouring
properties to the rear number 14 and 16 Longcross due to an
unacceptable reduction in spacing and separation distance. The
proposed developments would be contrary to saved Policy D1 (iii) of the
Milton Keynes Local Plan 2001-2011 and advice given in National
Planning Policy Framework.

2.

The proposed two storey side and rear extension by virtue of its scale
and massing would result in a large and bulky addition along the eastern
boundary of the host dwelling house. The proposed roof design would
detract from the appearance of the original dwelling. The proposed
development would be contrary to the saved policies D2 (ii and iv) and
D1 (iii) of the Milton Keynes Local plan 2001-2011 and advice within the
National Planning Policy Framework.

2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)
2.1 National Policy
National Planning Policy Framework 2012
Paragraph 7 – Requiring Good Design
Paragraph 17 – High Quality Design
Paragraph 64 – Impact of Character and Appearance of the Area
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2.2 Local Policy
Core Strategy 2013
CS13 Ensuring High Quality, Well Designed Places
Milton Keynes Local Plan 2001-2011 (saved policies)
D1 Impact of Development Proposals on Locality
D2 Design of Buildings
T15 Parking Provision
Supplementary Planning Documents
Milton Keynes Parking Standards 2016
New Residential Development Design Guide 2012
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)
3.1 Whether the proposal has an acceptable impact on the amenity of
neighbouring properties and has first reason for refusal has been overcome
3.2 Whether the proposal has an acceptable impact on the character of the area
and has overcome second reason for refusal
3.3 Impact on Parking Provision
4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)
4.1 It is recommended that planning permission be granted subject to the
conditions set out in section 6.0 of this report.
5.0

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

5.1

Principle of Development
Saved Policy D2 of Milton Keynes Local Plan 2001 – 2011 states that all new
buildings and extensions to buildings must relate well to the surrounding area
and sets out the criteria which governs the designs of new buildings and
extensions to existing buildings to make sure they create a positive
contribution to the environment. The policy also states that extensions to
existing buildings will only be permitted providing the scale of the proposed
extension does not detract from the character of the original building. The
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principle of the development is therefore acceptable, subject to the impact on
the character of the area, impact on neighbouring amenity and whether or not
the previous reasons for refusal have been overcome.
5.2

Whether the proposal has an acceptable impact on the amenity of
neighbouring properties and whether the first reason for refusal has been
overcome
The previous application (16/00619/FUL) was refused for the following
reason:
“The proposed two storey side and rear extension by virtue of its siting, scale
and proximity to the boundary would introduce a large and bulky extension
which would result in a dominant extension for number 2 Longcross, resulting
in an overbearing and detrimental impact on the outlook and light to the
occupiers of this property. The proposed development would also adverse
visual impact on the neighbouring properties to the rear number 14 and 16
Longcross due to an unacceptable reduction in spacing and separation
distance. The proposed developments would be contrary to saved Policy D1
(iii) of the Milton Keynes Local Plan 2001-2011 and advice given in National
Planning Policy Framework.”

5.3

The previous scheme was a deeper extension which projected past the rear
elevation of the existing dwelling by 4 metres. This created adverse visual
impact in terms of being overbearing as well as a loss of outlook and light.
This current proposal has a rear elevation which would be in line with the rear
elevation of both the application dwelling and the neighbouring property No.2
Longcross. This reduction in the scale of the proposed extension ensures that
the amenity of No.2 Longcross will not be adversely affected by a loss of light,
loss of privacy or visual intrusion.

5.4

The New Residential Development Design Supplementary Planning Guide
2012 sets a privacy back-to-back spacing and separation distance of 22
metres as measured from first floor window to first floor window. The existing
spacing and separation distance between the rear of the application dwelling
and the rear of the neighbouring properties, No’s. 14 & 16 Longcross, is
between 21-23 metres when measured back-to-back. The proposed
extension will not project past the rear elevation of the existing dwelling, the
spacing and separation distance between the application site and No’s. 14 &
16 Longcross will not therefore be reduced below the existing spacing and
separation distance. As such, it is considered that the proposed extension will
not create a greater loss of privacy to these neighbouring properties than the
existing dwelling already does. This distance between the application dwelling
and the neighbouring properties, ensures that the proposed extension will not
create adverse loss of light to No’s. 14 & 16 Longcross.

5.5

The neighbouring property, No.6 Longcross will not be affected by the
proposed extension as the existing dwelling will shield the proposed
extension from No.6 Longcross.
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5.6

The current proposed scheme has overcome the first reason for refusal and is
in accordance with Saved Policy D1 (iii) of the Milton Keynes Local Plan
2001-2011 and advice given in National Planning Policy Framework 2012.

5.7

Whether the proposal has an acceptable impact on the character of the area
and has overcome second reason for refusal
The second reason for refusal of the previous application (16/00619/FUL)
was:
“The proposed two storey side and rear extension by virtue of its scale and
massing would result in a large and bulky addition along the eastern
boundary of the host dwelling house. The proposed roof design would detract
from the appearance of the original dwelling. The proposed development
would be contrary to the saved policies D2 (ii and iv) and D1 (iii) of the Milton
Keynes Local plan 2001-2011 and advice within the National Planning Policy
Framework.”

5.8

The previous scheme had a hipped roof on the two storey side and rear
extension which faced into the streetscene of Longcross. This created a bulky
addition to the dwelling which did not relate well to the character of the
original building or the local area. This current proposal uses a gable end with
dual pitch roof; the gable end will face the neighbouring property No.2
Longcross with the sloping roof facing the streetscene. The proposed design
relates well to the original building as it connects to the existing roof slope and
is of a subservient design. The proposed ridgeline of the extension would be
0.5 metres lower than the ridgeline of the main dwelling and the front
elevation of the extension would be set back by 2.6 metres from the front
elevation of the main dwelling. This subservience creates an extension which
relates well to the character of the original building and reduces bulk of the
extension within the streetscene. Whilst the proposed extension does in fill
part of the spacing between the application dwelling and No.2, the pattern of
development along this part of Longcross and Leopard Close is of dwellings
which do not have wide spacing between the side elevations of dwellings. As
such, this reduction of the spacing between the two properties is considered
to not be out of keeping with the local area.

5.9

The current scheme has overcome the second reason for refusal and is in
accordance with saved policies D2 (ii and iv) of the Milton Keynes Local plan
2001-2011 and advice within the National Planning Policy Framework 2012.

5.10 Impact on Parking
Saved Policy T15 (ii) of Milton Keynes Local Plan (2001-2011) states that:
“On-site parking should not be reduced below the maximum standard if it
would be likely to result in off-site parking causing problems that cannot be
resolved by on-street parking controls.
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5.1

The current dwelling has three bedrooms, the proposed extension would
create a fourth bedroom on the first floor. The parking requirements within the
Milton Keynes Parking Standards SPD 2016 for 3 bed and 4 bed properties
are the same within Zone 3, and as such there is no additional parking
provision required.

5.12 The proposed development complies with Saved Policy T15 (ii) of Milton
Keynes Local Plan 2001-2011 and with the Milton Keynes Parking Standards
SPD 2016.
5.13 Other matters
A comment was received regarding the structural integrity and connection
with adjoining garage of the neighbouring property No.2 Longcross. A
comment was also received in regards to the creation of subsidence to No.2
Longcross due to changes to foundations/reinforcement of party wall. These
matters are covered by the Party Wall Act and are a civil matter and are not a
material planning consideration.
5.14 Two comments have been received in regards to the roof and guttering of the
proposed extension overhanging onto No.2 Longcross. Ownership Certificate
B has been signed within the application form for this application with Notice
being served on the neighbouring property. This is a civil matter which can be
dealt with under the Party Wall Act.
5.15 Conclusion
The proposed scheme has overcome the two previous reasons for refusal
and would accord with local and national planning policies. It is recommended
that planning permission be granted subject to the conditions set out in
section 6.0 of this report.
6.0

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

1.
The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 51 of the Planning
and Compulsory Purchase Act 2004. (D11)
2.
The external surfaces of the development hereby permitted shall be
constructed only of materials of a type and colour which match exactly those
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of the existing building unless otherwise agreed in writing by the Local
Planning Authority. (M01)
Reason: To ensure that the development does not detract from the
appearance of the locality.

Appendix to 16/01707/FUL
A1.0 RELEVANT PLANNING HISTORY
(A brief outline of previous planning decisions affecting the site – this may not
include every planning application relating to this site, only those that have a
bearing on this particular case)
A1.1 14/01871/FUL
Single storey rear extension and garage conversion
Refused 16.12.2014
15/00935/FUL
Two storey side extension, garage conversion, two and single storey rear
extension (resubmission of 14/01871/FUL)
Refused 25.06.2015
16/00619/FUL
Demolition of existing garage and erection of two storey side and rear
extension.
Refused 25.05.2016
A2.0 ADDITIONAL MATTERS
(Matters which were also considered in producing the Recommendation)
A2.1 None
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A3.0

A3.1

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

Officer Response

Parish - Great Linford (Objection)

Noted

Considerations
The gable end to the new first floor overhangs the boundary ofNoted and addressed in paragraph 5.14
№2 Longcross.

On-plot parking will be under provided. The number of Noted and addressed in paragraphs 5.10-5.12
bedrooms will increase to 4 and this would require 2
independently accessible on-plot spaces plus 0.5
unallocated parking on the highway
Recommendations
GLPC recommends that planning permission is
refused in accordance with the following:

Noted

Policies in Milton Keynes Local Plan 2001 - 2011
POLICY D1
(iii) An unacceptable visual intrusion or loss of privacy,
sunlight and daylight

Noted and addressed in paragraphs 5.2-5.6
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PLANNING POLICY T15
(ii) On-site parking should not be reduced below the
maximum standard if it would be likely to result in
off-site parking causing problems that cannot be resolved
by on-street parking controls.

Noted and addressed in paragraphs 5.10-5.12

Parking SPD January 2016
Noted and addressed in paragraphs 5.10-5.12
The internal dimensions of the garage should be 3.0m wide.
A dwelling with 3/4+ bedrooms in Zone 3; requires 2
independently accessible on-plot parking spaces, plus 0.5
of unallocated space for visitors on the public highway.
A3.2

Ward - Campbell Park And
Brackenbury

Old Woughton

- Cllr

(No comments received)
A3.3

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

A3.4

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

A3.5

Local Residents
The occupiers of the following properties were notified of the
application:
2, 6, 9, 11,12, 14, 16 Longcross Pennyland

Noted

Two objections were received from No’s 2 and 16
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Longcross on the grounds of:


Loss of light to No.16



Structural integrity and connection with adjoining Noted and addressed in paragraph 5.13
garage of No.2 Longcross



Creation of subsidence due to changes
foundations/reinforcement of party wall



Roof and gutter overhang onto No.2 Longcross

Noted and addressed in paragraph 5.4

to Noted and addressed in paragraph 5.13
Noted and addressed in paragraph 5.14
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Application Number: 16/02434/FUL
Minor
Proposed extension, internal and external alterations (Resubmission of
16/00362/FUL)
AT The Bletchley Arms, 183-185 Queensway, Bletchley
FOR J D Wetherspoon PLC
Target: 19th October 2016

Extension of Time: 21st November 2016

Ward: Bletchley East

Parish: Bletchley & Fenny Stratford
Town Council

Report Author/Case Officer: Matthew Pearce
Contact Details: 01908 254819 matthew.pearce@milton-keynes.gov.uk
Team Leader: Sarah Hine Development Management Manager North West Team
Contact Details: 01908 252283 sarah.hine@milton-keynes.gov.uk

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

1.1 The main body of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.
1.2 This application is referred to the Development Control Panel for determination
as the application has received objections from two third parties.
1.3 The Site
The site lies within the main commercial area of Queensway where there is a
mixture of developments including offices, retail, a bank and some residential
properties. The building is a brick built two storey public house which has an
asymmetrical frontage. The building is set back from the road with a car
parking forecourt to the front for 13 cars. To the rear of the application site is
Bletchley Leisure Centre, to the east a block of flats and to the west is a narrow
access road and offices with windows that overlook the side of the building.
Immediately behind the application building is the pub garden which is
(72)

currently overgrown with a collection of dilapidated outbuildings attached to the
rear of the building.
1.4 The Proposal
The application seeks planning permission for a single storey extension to the
rear and sides of the building. The extension will project from the rear of the
building by 23.6 metres and will be single storey. A covered veranda is
proposed to the western side of the building which will extend around to the
rear and a glazed conservatory style extension is proposed on the western
elevation. The front of the building will remain largely unchanged.
The ground floor is proposed to be an extended dining/bar area for additional
covers with an extended kitchen and stores. The internal arrangement of the
first floor will be changed from a residential flat to customer toilet facilities, staff
room and staff changing rooms.
The existing front parking area will be partly set aside for outdoor seating but
will also contain 10 on plot parking spaces. The garden to the rear and the side
to the west will be more seating areas. Smoking shelters and “shed booths” are
proposed in the rear garden area. Bin storage areas are proposed on the
eastern side of the building.
The application is a resubmission of reference 16/00362/FUL for a similar
scheme which was refused for the following reasons:
1. Due to the scale and footprint of the proposed development in relation to
the size of the site and the loss of the existing parking spaces to the
front, the proposal is considered to be overdevelopment as there is
inadequate space within the site to provide sufficient parking to serve
the development. This would lead to further congestion on the local road
network as customers and staff using the premises would be forced to
park on the road, thereby causing a highway danger. The proposed
development would be contrary to saved Policies D1 (i) and (vi), T10 (ii)
and T15 of the Milton Keynes Local Plan 2001 - 2011.
2. Due to the location and siting of the proposed disabled parking spaces,
customers would be forced to reverse out of these spaces directly into
oncoming traffic on the highway which would cause a highway danger
and disrupt the free flow of traffic along Queensway. The proposed
development would be contrary to Policies D1 (i) and (vi), T10 (ii) and
T15 of the Milton Keynes Local Plan 2001 - 2011.
3. The proposed development makes no onsite provision for delivery
vehicles visiting the site which would mean that these vehicles would be
forced to wait on the highway during delivery times. This would add to
vehicle congestion on the highway and disrupt the free flow of traffic
causing a highway danger. The proposed development would be
contrary to saved Policies D1 (i) and (vi), T10 (ii) and T15 of the Milton
Keynes Local Plan 2001 - 2011.
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2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)
2.1 National Policy
National Planning Policy Framework 2012
Paragraphs 11-16: Presumption in favour of sustainable development
Paragraph 17: Core Planning Principles
Section 1: Building a Strong Competitive Economy
Section 4 Promoting Sustainable Transport
Section 7: Design
2.2 Local Policy
Milton Keynes Core Strategy 2013
Policy CSA: Presumption in favour of sustainable development
Policy CS13: Ensuring High Quality, Well Designed Places
Policy CS17: Improving Access to Local Services and Facilities
2.3 Milton Keynes Local Plan 2001- 2011
Policy D1: Impact of Development Proposals on Locality
Policy D2A: Urban Design
Policy D2: Design of Buildings
Policy T1: Transport User Hierarchy
Policy T10: Traffic
Policy T15: Parking Provision
2.4 Supplementary Planning Document
Milton Keynes Parking Standards SPG 2016
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)
3.1 Principle of development
3.2 Whether or not the first reason for refusal has been overcome
3.3 Whether or not the second reason for refusal has been overcome
3.4 Whether or not the third reason for refusal has been overcome
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4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)
4.1 It is recommended that planning permission be granted subject to the
conditions set out at section 6 of this report.
5.0

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

5.1

Principle of development
Section 1 of the NPPF states that the Government is committed to
encouraging sustainable economic growth and that this should be supported
through the planning system. The application site is located within the
Development Boundary of Bletchley as defined by the saved Milton Keynes
Local Plan 2001-2011 and is within a sustainable location. Saved Policy D2 of
the Milton Keynes Local plan 2001 – 2011 allows for the development of
extensions to buildings providing specific criteria as set out in those policies
are met. As such, and subject to the detailed considerations of all matters
below, the proposed extension to the public house would be acceptable in
principle

5.2

Whether or not the first reason for refusal has been overcome.
The first reason for refusal of application 16/00362/FUL related to inadequate
space to the front leading to insufficient parking provision for the application
site. It was considered that this would lead to further congestion on the local
road network as customers and staff using the premises would have to park
on the road, thereby causing a highway danger. The previous scheme had 3
on-plot parking spaces with the rest of the front of the site used as a beer
garden.

5.3
The current application has amended the proposed layout of the front of the
application site so that 10 on-plot parking spaces, one of which is a disabled
space, can be provided for use of both customers and staff members. The
proposal would result an improvement in the provision of parking from the
previous application. Whilst the proposed amount of parking provision is 3
spaces less than currently existing, it is considered to be acceptable given the
central location of the application thereby constituting a sustainable location.
There are a number of bus stops in the local area with the main bus station
being around a 500 metres walk from the site. The site is likely to used by
local residents who live within walking distance from the site or those who are
in the local area for other reasons. There are also a number of public car
parks within the local area which could accommodate some parking from
customers of the site in busier periods.
5.4
As such, it is considered that this current scheme has overcome the first
reason for refusal
under reference 16/00362/FUL and would be in

(75)

accordance with Saved Policies D1 (i) and (vi) and T15 of the Milton Keynes
Local Plan 2001 - 2011.
5.5

Whether or not the second reason for refusal has been overcome
The second reason for refusal of application 16/00362/FUL related to the
parking spaces which were provided being positioned so that they would have
to reverse directly onto the highway and any oncoming traffic which would
cause highway danger and disrupt the free flow of traffic along Queensway.

5.6

As stated previously the current application has amended the parking
provision so that all 10 proposed spaces are on-plot and the vehicles using
the spaces can manoeuvre within the site so that they can enter the highway
in a forward movement. This ensures that the vehicles will have a clearer
view of on-coming traffic along Queensway and will ensure that vehicles
exiting the site will not cause highways safety issues or disrupt the free flow of
traffic along Queensway.

5.7

As such, it is considered that this current scheme has overcome the second
reason for refusal under reference 16/00362/FUL and would be accordance
with Saved Policies D1 (i) and (vi), T10 (ii) and T15 of the Milton Keynes
Local Plan 2001 - 2011.

5.8

Whether or not the third reason for refusal has been overcome
The third reason for refusal of application 16/00362/FUL related to the lack of
onsite provision for delivery vehicles which would force the vehicles to wait on
the highway during delivery times. It was considered that this would add to
vehicle congestion on the highway and disrupt the free flow of traffic causing
a highway danger.

5.9

With the reconfiguration of the on-plot parking provision, a space has been
created which could be used for the delivery vehicle to park for a short period
of time. The agent has confirmed that deliveries will be early morning before
the building would be open to customers and as such would not interfere with
customers trying to park in the parking spaces. This will ensure that deliveries
are not during the busiest periods of the day where traffic would be at its
busiest on Queensway and will help ensure that deliveries do not adversely
affect vehicle congestion on the highway or disrupt the free flow of traffic
which would cause highway danger.

5.10 As such, it is considered that this current scheme has overcome the third
reason for refusal under reference 16/00362/FUL and is in accordance with
Saved Policies D1 (i) and (vi), T10 (ii) and T15 of the Milton Keynes Local
Plan 2001 - 2011.
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5.11 Other
An objection was received in regards to the impact on the neighbouring
offices in Studio Court and requested for a 1.8 metre high close boarded
fence along the west side boundary. The proposed extension will not be any
closer to this neighbouring building but will extend further down the site. The
building is already a public house, albeit not currently occupied, and as such
would generate a certain amount of noise and disturbance as existing. If
residents consider they are experiencing unacceptable noise disturbance this
can be reported and resolved under Environmental Health Regulations. The
pub could use the side of the premises for additional seating area under the
existing use so it is not anticipated that the proposal will lead to unacceptable
additional disturbance to the side of the building. A 1.8 metre high close
boarded fence along the side would create an uninviting approach along the
access way and would not allow much natural surveillance. It is therefore
considered that a 1.8 metre high close boarded fence would not be
acceptable.
5.12 Another objection has been raised with comments that opening of a
Wetherspoons will force other pubs, cafes and food outlets to close down in
the local area. The existing use as a public house, which was has run for
several years, would likely have incorporated the selling of food throughout
the day as well as selling alcohol. The continued use of the building as a
public house which will serve food as well as alcohol is not materially different
to the existing use of the building or the service being provided. As such, it is
considered that the current proposal would not directly lead to the closing of
other businesses in the area.
6.0

CONDITIONS
(The conditions that need to be imposed on any planning permission for this
development to ensure that the development is satisfactory. To meet legal
requirements all conditions must be Necessary, Relevant, Enforceable,
Precise and Reasonable)
1.
The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 51 of the Planning
and Compulsory Purchase Act 2004. (D11)
2.
The external surfaces of the development hereby permitted shall be
constructed only of materials of a type and colour which match exactly those
of the existing building unless otherwise agreed in writing by the Local
Planning Authority. (M01)
Reason: To ensure that the development does not detract from the
appearance of the locality.
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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 free flow of traffic or the safety on the
neighbouring highway and accord with saved policy D1 (vi) of Milton Keynes
Local Plan 2001 - 2011

4. Prior to the initial occupation of the development all other existing access
points not incorporated in the development hereby permitted shall be stopped
up by raising the dropped kerb and footway to the same line, level and detail
as the adjacent footway and highway boundary.
Reason: For the safety and convenience of users of the public highway.
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Appendix to 16/02434/FUL
A1.0 RELEVANT PLANNING HISTORY
(A brief outline of previous planning decisions affecting the site – this may not
include every planning application relating to this site, only those that have a
bearing on this particular case)
A1.1 16/00362/FUL
Single storey extension, with internal and external alterations
REFUSED 17.06.2016

A2.0 ADDITIONAL MATTERS
(Matters which were also considered in producing the Recommendation)
A2.1 None
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A3.0

A3.1

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

Officer Response

Highways Development Control (No objection)

Noted and discussed on paragraphs 5.2-5.10

The proposals are an improvement over the previously
refused planning application. The number of car parking
spaces has been increased to 10, although 3 fewer than the
existing on site provision. I acknowledge that the location of
the site, in highway terms, is a reasonably sustainable one.
It is located close to the town centre and there would be
linked trips with other functions within the town and the bus
station is about 500m walk from the site. Various town
centre car parking options exist.
Although I am raising no objections to the proposals I have
some concerns with the application. Firstly, as already
mentioned, the proposals are reducing the number of onsite car parking spaces by 3.
Secondly, the proposals include an increase in floor area
without any associated increase in car parking spaces. The
likely increase in demand for in town parking spaces will
potentially erode the benefits that the town will enjoy from
the new town centre spaces mentioned in appendix 1 of the
design and access statement.
Recommended conditions relating to car parking layout and
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closing of access.
A3.2

Environmental Health Manager (No comments received)

Noted

A3.3

Parish - Bletchley & Fenny Stratford (No objection)

Noted

It was resolved that the Town Council supported the
resubmission. It was also resolved that the Town Council
did not support the need for a 1.8 metre high close boarded
fence due to the site being a pub previously.
A3.4

Ward - Bletchley East - Cllr Gowans (No comments Noted
received)

A3.5

Ward - Bletchley East - Cllr Webb (No comments Noted
received)

A3.6

Ward - Bletchley East - Cllr Khan (No comments received)

A3.7

Ward - Bletchley Park - Cllr Clancy (No comments Noted
received)

A3.8

Ward - Bletchley Park - Cllr Wales (No comments Noted
received)

A3.9

Ward - Bletchley Park - Cllr McKenzie (No comments
received)

Noted

A3.10 Local Residents
The occupiers of the following properties were notified of the
application:
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Bletchley Leisure Centre ,Princes Way, Bletchley
1, 2, 3 & 4 Studio Court, 74-76, 187, 181, First & Second
floor 181, 197, Flat 1, 3, 4, 6, 7 & 8 207 – 209, 220, Part
Ground Floor
& Suites 1, 2 & 3 Second Floor 224,
Queensway, Bletchley Milton Keynes
27 Maudsley Close Shenley Lodge Milton Keynes

A3.11 Two third party representations from the occupier of 31
Cloudberry, Walnut tree who owns property on Queensway
and Highfiled Lodge, Henley Road Marlow instruct by
Warehut Ltd owners of adjacent Studio Court were received Noted and discussed on paragraph 5.11
in objection to the application on the grounds of:





Impact on office tenants of Studio Court, requested a Noted and discussed on paragraphs 5.2-5.4
1.8 metre high close boarded fence to west side
boundary.
Noted and discussed on paragraphs 5.12
Inadequate parking on site leading to parking on
neighbouring roads
Opening of a Wetherspoons will force other pubs,
cafes and food outlets to close down
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APP

06

Application Number: 16/01559/FUL
Minor
Erection of detached single storey two bedroom bungalow with hardstanding
for 2 parking spaces to serve the proposed development and hardstanding
with 4 spaces to serve the existing dwelling and amenity space and a shared
access from Newport Road
AT The Chimney, 87 Newport Road, Woburn Sands
FOR Mr & Mrs R Franklin
Target: 17th August 2016

Extension of Time: 21st November 2016

Ward: Danesborough And Walton

Parish: Woburn Sands Town Council

Report Author/Case Officer: Danika Hird
Contact Details: 01908 252926 danika.hird@milton-keynes.gov.uk
Team Leader: Debbie Kirk Development Management Core Business Unit Manager
Contact Details: 01908 252335 Debbie.Kirk@milton-keynes.gov.uk

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

1.1 The main body of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.
1.2 This application is referred to the Development Control Panel for determination
due an objection received from Woburn Sands Town Council.
1.1 The Site
The application site is a parcel of land currently associated with The Chimney,
No.87 Newport Road which is a detached dwelling with a large set back from
the highway of Newport Road. To the south-west of the application site,
towards the front of the existing property, is a large grassed area forming a
front garden with a high evergreen hedge and several mature trees to the front
boundary of the site, adjacent to the footpath and roadway. In addition to the
site’s on-plot parking provisions. The site is accessed by a driveway which is
shared with neighbouring properties No.87 and No.87a Newport Road, Woburn
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Sands. Situated to the north of the application site is neighbouring property
No.85 Newport Road, the boundary treatment between the application site and
this neighbouring property consists of a high close-boarded timber fence and
some mature planting. No.89 Newport Road is located to the south of the
application site across the shared access, with the boundary being formed by a
close-boarded timber fence. To the north-east of the application site, to the
rear of the property is neighbouring property is The Snooker, No.87a Newport
Road.
1.2 The Proposal
This application seeks planning permission for the erection of a detached,
single storey dwelling to the front (south-west) of The Chimney, No.87 Newport
Road, Woburn Sands. The new dwelling will comprise of a kitchen/ living room,
a bathroom and two bedrooms, one being served by an en-suite. The private
amenity space serving the new dwelling will be situated to the front of property,
to the south-west. Four on-plot parking spaces are being shown to the northeast, front of the new dwelling with a further two on-plot parking spaces being
provided for the new dwelling.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 Local Policy
Core Strategy 2013
Policy CS 13: Ensuring High Quality, Well Designed Places”.
2.2 Milton Keynes Local Plan 2001-2011
D1: Impact of Proposals on Locality
D2: Requiring Good Design
D2A: Urban Design Aspects of New Development
H7: Housing on Unidentified Sites
T10: Traffic
T15: Parking Provision
2.3 Supplementary Planning Documents
New Residential Development Design Guide, 2012
Parking Standards, 2016
2.4 Neighbourhood Plan
Woburn Sands, 2014
“Neighbourhood Plans
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Once a Neighbourhood Plan has been agreed at a referendum and is made
(brought into legal force) by the local planning authority, it becomes part of the
local planning authority’s development plan as an official development plan
document which carries statutory weight. Applications for planning permission
must be determined in accordance with the development plan, unless material
considerations indicate otherwise. If a policy contained in the development plan
for an area conflicts with another policy in a development plan, the conflict
must be resolved by the decision maker in favour of the policy which is
contained in the latest document to become part of the development plan.
Neighbourhood Plans therefore form part of the development plan for the
relevant area. They will necessarily be in general conformity with the strategic
policies contained in the development plan for the area. If they are the most
recent document to become part of the development plan, they will attract
statutory priority. Neighbourhood plan policies will also take precedence over
non-strategic development plan policies where there is conflict. Under some
circumstances emerging Neighbourhood Plans can also carry weight as a
material planning consideration, as with any emerging development plan
document.”
2.5 National Policy
National Planning Policy Framework 2012
Section 7 – Requiring good design
Paragraph 14 – Presumption in Favour of Sustainable Development
Paragraph 17 – High Quality Design
Paragraph 49 – Housing Land Supply
Paragraph 64 – Impact on the Character and Appearance of the Area

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

3.1

-

Principle of the Development
Design of Buildings
Impact on Neighbouring Amenity
Impact on Parking Provisions

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

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

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

5.1

Background
Prior to the submission of this current application, an application was
submitted and approved on 17th March 2016 for the erection of a detached
garage with a garden store and hardstanding. The detached garage was to
be located in the same position as the proposed new dwelling, with the
garage measuring 12 metres in width by approximately 6 metres in depth and
with a ridge height of 4.8 metres. The measurements for the new dwelling
would be the same as the previously approved garage dimensions.

5.2

Principle of Development
In respect of strategic housing land supply within the Authority, Paragraph 49
of the National Planning Policy Framework states that:
‘Relevant policies for the supply of housing should not be considered up-todate if the local planning authority cannot demonstrate a five-year supply of
deliverable housing sites.’

5.3

In this regard, it has been accepted by the Council that it is unable to meet
this requirement and for this reason the Council must rely upon the provisions
of Paragraph 14 of the National Planning Policy Framework to consider the
submitted application. This states that:
“… at the heart of the National Planning Policy Framework is a presumption in
favour of sustainable development... Where the development plan is absent,
silent or relevant policies are out-of-date, the Council must grant permission
unless:
•
any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole; or
•
specific policies in this Framework indicate development should be
restricted.”

5.4

The starting point for the determination of this application is the fact that
Authority does not have a 5 year housing land supply, and the proposed
development would contribute towards meeting the identified shortfall. An
assessment must therefore be made as to whether the proposal can be
considered to be sustainable development in terms of the economic, social
and environmental roles as set out in the National Planning Policy
Framework.

5.5

The application site is located within the built-up area of Newport Road in
Woburn Sands. Environmental, the proposed development is within an
established housing area. As such, the new dwelling will be located within
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close proximity to nearby services, reducing the need to travel. In terms of
social issues, the development would provide an additional dwelling to meet a
currently identified need. In terms of economic issues, the construction
activities associated with the development could potentially generate
employment opportunities in the short term and in the longer term potentially
support the local economy and services. As a result, the proposed location
development is to be sustainable.
5.6

Overall, having weighed these matters, it is considered that the development
would meet the definition of sustainable development and would comply with
the provisions of paragraph 14 of the National Planning Policy Framework as
the adverse impacts of the development would not significantly and
demonstrably outweigh the benefits. The reasons for this conclusion are set
out in more detail in the remainder of the key issues in this report.

5.7

In addition to this, in accordance Policy WS6 of the Woburn Sands
Neighbourhood Plan, 2014 states “the housing developments in Parklands
and on the Greens’ site are expected to meet the needs for large scale
housing development in Woburn Sands during the plan period. Addition
housing in the plan area will therefore by limited to small scale infilling
between existing properties or redevelopment of existing properties”, this
application is for an infill dwelling.

5.8

Design of Buildings
Saved Policies D2 and D2A of the Milton Keynes Local Plan 2001-2011 and
Core Strategy Policy CS13 seek to ensure that all new buildings are high
quality, well designed and relate well to the surrounding area and that
proposals should reinforce townscape character. The objective of saved
Policy D2 of the Milton Keynes Local Plan 2001 – 2011 is to ensure that all
new buildings are well designed and relate well to the surrounding area. It
states:
“Development proposals for buildings will be refused unless they:
i)

Are in scale with other buildings in the immediate vicinity in terms of
their height and massing, except where a greater scale is
necessary to reflect the development’s function and importance

ii)

Relate well to and enhance the surrounding environment”

iv)

Allows for visual interest through the careful use of detailing, where
this is appropriate to the character of the area

v)

Include landscaping and boundary treatments that integrate with
those of the surrounding area

Policy WS1 of the Woburn Sands Neighbourhood Plan, 2014 states “All
developments in the town (including any extensions to individual properties)
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will be expected to comply with the following design principles:
- Developments within the Plan Area should respect the existing distinct
vernacular character of the settlement
- Any development which takes place within the Conservation Area or
affects its setting is required to apply the guidelines set out in the
Woburn Sands Conservation Area Review
- The detailed design appearance of housing should contribute to the
character of the area
- Landscaping plays an important role in determining the acceptability of
any new development. Detailed landscaping plans will be required for
all major developments”
5.9

The existing high level front boundary treatment, consisting of mature trees
and shrubbery will obscure the proposed development from the public realm.
The local area is mainly characterised by detached dwellings with varying
heights, designs and styles and the appearance of the dwelling is not
considered to be out of keeping with the character and appearance of the
local area. The proposed dwelling will sit comfortably within the plot to ensure
that the development would not result in an overdevelopment of the site.
Given the proposed new dwelling is to be located on the same footprint as the
previously approved garage (ref: 15/03192/FUL) and is of the same scale, the
principle of a structure and its scale in this location has already been
established through the granting of this previous application.
The proposed scheme would accord with saved Policies D2 (i), (ii), (iv) and
D2A of the Milton Keynes Local Plan 2001-2011, Policy WS1 from the
Woburn Sands Neighbourhood Plan, 2014 and Core Strategy Policy CS13.

5.10 Impact on neighbouring amenity
Saved policy D1 (iii) of the Milton Keynes Local Plan 2001 – 2011 states:
“Planning permission will be refused for development that would be harmful
and result in unacceptable visual intrusion, loss of privacy, sunlight and
daylight”.
There are three main neighbouring properties which would be affected by the
proposed development No. 85, 87 & 89 Newport Road, Woburn Sands.
The front elevation of the host dwelling (No.87 Newport Road) which has a
number of openings serving habitable rooms will face onto the front elevation
of the proposed new dwelling. The Council has no guidelines in regard to
front elevation to front elevation spacing and separation distances. The
spacing and separation distance between the front elevations of the host
dwelling and new dwelling would be 11 metres which is deemed to be
acceptable. Located to the front of the host dwelling is a set of double doors
which extend out onto a patio area, given this serves a habitable room and
would be considered to be a primary window. To preserve the amenity to this
neighbouring property the windows on the front elevation of the new dwelling
should be obscurely glazed. It is considered to be reasonable given the
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windows on the front elevation of the new dwelling serve a bathroom and
form a secondary opening to the kitchen/ living room.
5.11 In regard to the impact on neighbouring property No.85 Newport Road, there
is an existing, obscurely glazed window located on the first floor of this
neighbouring property’s side elevation facing the proposed development. The
impact to this window would be minimal given the positioning of this window
and the proposed development being of a single storey only. The boundary
between this neighbouring property and the application site is predominately
a 1.8 metre, close-boarded timber fence which will shield a large proportion of
the proposed development.
5.12 Neighbouring property No.89 Newport Road is to be located across the
shared access from the proposed development. The boundary treatment of
this neighbouring property which sits adjacent to the shared boundary is
formed by a sloping close-boarded timber fence. Like the host dwelling and
proposed new dwelling, No.89 Newport Road is also a bungalow. There is an
existing obscurely glazed window on the side elevation of No.89 Newport
Road facing the application site. Due to the positioning of the proposed new
dwelling, this window will not be affected as a result of the proposed
development. The new dwelling will be visible above the existing boundary
treatment. This however will be minor with largely the roof being visible which
is not considered to be harmful.

5.13 Overall, the proposed development will not have an unacceptable impact on
neighbouring amenity in regard to visual intrusion, loss of privacy, sunlight
and daylight. The proposed development would comply with saved policy D1
(iii) of Milton Keynes Local Plan 2001 – 2011 and Section 7 of the National
Planning Policy Framework 2012.
5.14 Impact on Parking Provisions/Access
Saved Policy T15 of the Milton Keynes Local Plan 2001-2011 relates to
ensuring development proposals meet vehicle parking requirements as laid
out in the Parking Standards Supplementary Planning Document 2016 (SPD).
The policy states:
“Development proposals should meet the following vehicle parking
requirements: ii) On-site parking should not be reduced below the
maximum standard if it would be likely to result in off-site parking
causing problems that cannot be resolved by on-street parking
controls.”
5.15 The application site is located within Zone 3 of the Appendix A: Maps of
Parking Standards Zones in the Milton Keynes Parking Standards, 2016
Supplementary Planning Document. For a dwelling with two or more
bedrooms in Zone 3 there is a requirement for two on-plot parking spaces to
be provided. This requirement has been met with two on-plot parking spaces
being provided for the new dwelling and four on-plot parking spaces being
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provided for the existing dwelling. To ensure this requirement is retained it is
recommended a condition is imposed on any planning permission requiring
the parking area to be retained in perpetuity.
In regard to the access, a single track or private road can typically serve up to
a maximum of five dwellings. The proposed dwelling seeks to share this
existing access with the host dwelling No.87 Newport Road and No. 87a
Newport Road. As a result of the proposed development, three properties will
be sharing this access which is considered to be acceptable.
Overall it is considered that there would be no adverse impact on parking
provisions and the sites access. The proposed development would accord
with saved policy T15 of the Milton Keynes Local Plan 2001-2011 and the
Parking Standards, 2016 Supplementary Planning Document.
5.16 Landscaping
Saved policy D2 (v) of the Milton Keynes Local Plan 2001-2011 states
“Development proposals for buildings will be refused unless they… include
landscaping and boundary treatment that integrate with those of the
surrounding area”.
Within the application site there is an Oak Tree which is protected by a Tree
Preservation Order. Concerns have been raised by the Arboricultural Officer
in regard to future occupants possibly wanting to remove this Oak Tree at a
later date. With all planning applications, an assessment has to carried out on
the merits of the case and what is being proposed. This application does not
propose to remove this protected Oak Tree and an assessment is based on
the development’s impact to this tree. Given no concerns have been raised by
the Arboricultural in regard to the development having an immediate impact
on the health of this tree, providing a condition is imposed on any planning
permission, requiring a tree survey and protective fencing. It is considered
that the proposed development would not have a harmful impact on this
protected Oak Tree. Due to the proximity of this protected Oak Tree it is also
recommended that a condition is imposed if planning permission were to be
granted, removing the property’s Permitted Development Rights to allow the
Council to oversee any future development and to ensure any future
development does not encroach upon this tree, causing harm.
Another key section of landscaping within the application site is the front
boundary which plays a significant role in obscuring the proposed
development from the public realm to ensure the development is not highly
visible. It is recommended that if planning permission is granted that this front
boundary is retained in perpetuity.
Conclusion
The proposed development is considered to adhere to the provision of the
local and national planning policies.

(98)

6.0

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

1.
The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 51 of the Planning
and Compulsory Purchase Act 2004. (D11)
2.
The external materials to be used in the development shall be in
accordance with samples to be submitted to and approved in writing by the
Local Planning Authority before any work is commenced.(M03)
Reason: To ensure that the development does not detract from the
appearance of the locality.
3.
No part of the development hereby permitted shall be occupied until
the parking areas shown on the approved plans has been laid out and
surfaced in accordance with drawing number J241 P101. Thereafter the
parking area shall only be used for the parking of vehicles in connection with
the development the subject of this permission.
Reason: To ensure adequate on-plot parking provisions in accordance with
the provisions of saved Policy T15 of the Milton Keynes Local Plan 20012011 and the Parking Standards, 2016, Supplementary Planning Document
4.
No building or other site works likely to cause nuisance to adjoining
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.(S04)
Reason: To limit the detrimental effect on adjoining occupiers by reason of
noise and disturbance and to accord with saved policy D1 (iv) of the Milton
Keynes Local Plan 2001-2011.
5.
Full details of the proposed finished floor, eaves and ridge level of all
buildings and the finished ground levels in relation to existing surrounding
ground levels and finished floor, eaves and ridge height of neighbouring
properties shall be submitted to and approved by the Local Planning Authority
prior to the development commencing. Development shall be undertaken in
accordance with the approved levels.
Reason: To ensure that development is carried out at suitable levels.
6.

The landscaping scheme shown on drawing number J241 P101 shall
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be carried out within twelve months of commencement of development. Any
trees or shrubs removed, dying, severely damaged or diseased within two
years of planting shall be replaced in the next planting season with trees or
shrubs of such size and species as may be agreed by the Local Planning
Authority.
Reason: To protect the appearance and character of the area and to minimise
the effect of development on the area
7.
Prior to commencement of works the details of a brick for nesting birds
and its location shall be submitted and approved by Local Planning Authority.
The approved scheme shall be implemented prior to first use of the dwelling.
Reason: To enhance the natural and local environment by minimising impacts
on biodiversity and advice contained within paragraph 109 of the National
Planning Policy Framework.
8.
The existing hedgerow to the south-west boundary of the site shall be
retained in perpetuity.
Reason: To protect the appearance and character of the area and to minimise
the effect of development on the area to accord with saved policy D2 (v) of
the Milton Keynes Local Plan 2001-2011.
9. The windows located on the front elevation (north-east) of the new dwelling
shall be obscurely glazed to a level of obscurity of level 3 within the Pilkington
range of Textured Glass or equivalent and be non-opening. It shall not be
altered to clear glazing or opening without the prior approval, in writing of the
Local Planning Authority.
Reason: To preserve the amenity and privacy of the adjoining residential
occupiers and to accord with saved policy D1 (iii) of the Milton Keynes Local
Plan 2001-2011.
10. Prior to commencement on site all existing trees, woodlands and hedges
to be retained are to be protected according to the provisions of BS 5837:
2012 'Trees in relation to design, demolition and construction Recommendations' All protective measures especially the fencing and ground
protection must be put in place first, prior to any other work commencing on
site (this includes vegetation clearance, ground-works, vehicle movements,
machinery / materials delivery etc.) The fencing shall be of the same
specification as that depicted in figure 2, page 20 and ground protection as
specified in 6.2.3.1 - 6.2.3.5 pages 21/22 in BS 5837: 2012.
Signs informing of the purpose of the fencing and warning of the penalties
against destruction or damage to the trees and their root zones shall be
installed at minimum intervals of 10 metres and a minimum of two signs per
separate stretch of fencing.
Once erected and before any other works commence the local authority tree
officer shall be notified so the fencing can be inspected and approved.
The Root Protection Area (RPA) within the protective fencing must be kept
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free of all construction, construction plant, machinery, personnel, digging and
scraping, service runs, water-logging, changes in level, building materials and
all other operations, personnel, structures, tools, storage and materials, for
the duration of the construction phase.
The developer shall submit details of the proposed layout and general
arrangements of the site in relation to the trees to be retained. In particular
details of storage areas including what substances will stored and where,
locations of car parking, welfare facilities, cement plant, fuel storage and
where discharge, filling and mixing of substances will take place. The details
should include site levels to enable risks posed to trees to be quantified. The
RPA will be amended as the arboriculture officer feels appropriate after taking
account of the details submitted.
No fire shall be lit such that it is closer than 20 metres to any tree or that
flames would come within 5 metres of any part of any tree.
Earthworks, level changes, service runs, foundations and all other works
involving excavation should not be located within the root protection areas.
Reason: To protect the appearance and character of the area and to minimise
the effect of development on the area to accord with saved policy D1 (v) of
the Milton Keynes Local Plan 2001-2011.
11. Prior to commencement on site the submission of a tree survey and
report, an arboricultural impact statement, a tree protection plan and an
arboricultural method statement all in accordance with BS 5837:2012 will be
made, following which pertinent amendments should be made to the
proposed layout and levels in light of the arboricultural findings, in order that
the best existing trees are viably retained within the development for the long
term.
The documents shall include a scale plan accurately marking the position of
all the retained trees and hedges, the extent of the root protection areas, the
BS 5837: 2012 tree protection fencing along the root protection area margin,
any areas to be covered in BS 5837: 2012 ground protection, construction
details for the BS 5837: 2012 fencing and ground protection and sufficient
detail of hard & soft landscaping works, service and drainage runs and
proposed & existing spot levels in sufficient numbers and at appropriate
spacing's to enable the impact of the development on the tree root zones to
be assessed.
Reason: To protect the appearance and character of the area and to minimise
the effect of development on the area to accord with saved policy D1 (v) of
the Milton Keynes Local Plan 2001-2011.
12. Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development Order)(England) 2015 or any Statutory
Instrument revoking or amending or re-enacting that Order, the following
provisions part I of Schedule 2 of the said Order shall not apply to any
dwelling to which this permission relates and planning permission shall be
required for the forms of development described:
Classes A, B, C, D, E, F;

(101)

Reason: Due to the constrained nature of the site and to preserve the amenity
and privacy of the adjoining residential occupiers, the Local Planning
Authority wishes to control future alterations in the interests of the amenity of
surrounding neighbouring properties and the character of the area and to
accord with saved policy D1 & D2 of the Milton Keynes Local Plan 20012011.
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Appendix to 16/01559/FUL
A1.0 RELEVANT PLANNING HISTORY

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

A1.1 01/01023/FUL
Change of use of existing annexe to granny annexe
WITHDRAWN 13.08.2001
09/01085/TPO
Tree presevation order consent to remove deadwood and raise crown of one
oak tree.
APPLICATION RETURNED 21.09.2009
11/02708/FUL
Conversion of outbuilding to dwelling
PERMITTED 11.05.2012
15/03192/FUL
Erection of detached garage with garden store and hardstanding
PERMITTED 17.03.2016

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

A2.1 None
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A3.0

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

Comments
A3.1

Officer Response

Countryside Officer

Noted, it is recommended that condition 7, outlined in
section 6.0 of this report is imposed if planning permission
NPPF (2012) Paragraph 109 states that “The planning were to be approved.
system should contribute to and enhance the natural and
local environment by” . . . “minimising impacts on
biodiversity and providing net gains in biodiversity where
possible.”. . .
NPPF (2012) Paragraph 118 states “When determining
planning applications, local planning authorities should aim
to conserve and enhance biodiversity by applying the
following”. . . (list including) “opportunities to incorporate
biodiversity in and around developments should be
encouraged”
It is appropriate for provision for wildlife to be built into the
development. The new building presents an opportunity to
build in, (not on) a bird brick into the building. Therefore one
nesting brick aimed at providing a nest site for small bird
species such as Blue or Great tit should be sited in the wall
of the new building in an appropriate location.


The type of bird nesting brick along with its location
will need to be submitted to the Planning Authority for
approval.
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A3.2

Landscape Architect

Noted and discussed in paragraph 5.16

There is an Oak tree with a TPO located in the front garden
of the existing property in close proximity to the proposals
which is not shown on the plan. This tree is part of an
important line of trees along the street. A tree survey is
needed and the proposals plan overlaid on the survey. It is
not possible to ascertain at this stage if the existing trees
and importantly the TPO Oak will be affected by the
proposal. Without this basic information I would object on
the basis of lack of information.
In line with the local plan objective of policy D2A a planning
application submission would be expected to include
accurate information relating to trees and planting on the
site. A development proposal will need to include:
•
A tree survey plan and schedule, arboricultural
impact assessment and arboricultural method statement all
in accordance with BS 5837:2012 accurately surveying and
plotting to a standard scale all trees and hedges affected by
the development
•
The tree survey plan should show the extent of the
root protection areas, the tree protection fencing along the
root protection area margin. It should also include sufficient
detail of hard and soft landscaping works, service and
drainage runs and proposed and existing spot levels in
sufficient numbers and at appropriate spacing’s to enable
the impact of the development on the tree root zones to be
assessed. Layout and levels of the external works should be
adjusted as necessary to accommodate the root protection
areas without root damage.
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This application should be referred to the Arboricultural
Officers and their comments received prior to determination.
This application should be referred to Urban Design for
comments on the proposed building style and also the
frontage setback which would appear to be located closer to
Newport Road and the TPO's trees than the majority of
other properties along this section of the street, more
context should be shown on the plans provided to clarify
this.
A3.3

Archaeologist

Noted

Raised no comments
A3.4

Cranfield Airport

Noted

No comments received.
A3.5

Environmental Health Manager

Noted

Raised no comments
A3.6

Landscape Services Manager – Trees

Noted and discussed in paragraph 5.16

I understand that permission was previously given for a
garage on the same foot print but we cannot find any record
of a consultation on that application.
I have spoken to Bob who says that while he was happy to
waive the need to survey the trees that are to be removed to
accommodate the building, his requirements still stood for
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the remaining trees to be retained particularly the Oak tree.
Notwithstanding this I comment as follows;
The development is based on a previous application for a
garage with the same footprint, but now proposes a
residential dwelling. This brings living space closer to the
TPO protected Oak tree and will thus place more pressure
on the tree due to the potential for perceived and actual
negative effects of the tree upon the residential living space
and the reduced garden area. There is a likelihood that
applications to reduce the or remove the Oak tree may be
submitted by residents of the new dwelling for reasons such
as shading, root activity, domination the property by the
Oak, etc. If a refused planning permission were appealed, a
planning inspector may find for the appellant on the basis
that if the council had truly valued the tree it would not have
allowed development to take place so close.
There is also the likelihood, particularly as it is such a small
dwelling, that new owners of the property may in future want
to extend it bringing living space even closer to the Oak
further reducing the viability of the tree/building juxtaposition
and increasing the threat to the tree. For this reason I
request that permitted development rights are removed from
this location.
The foundations of the development should take full account
of the proximity of the trees in accordance with NHBC
Chapter 4.2
If permission is given to this development, I echo Bob
Widd’s previous comments and require that a tree survey is
carried out and tree protection fencing be erected all in
accordance with BS 5837: 2012.
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Suggested conditions;
1. Prior to commencement on site all existing trees,
woodlands and hedges to be retained are to be protected
according to the provisions of BS 5837: 2012 'Trees in
relation to design, demolition and construction Recommendations' All protective measures especially the
fencing and ground protection must be put in place first,
prior to any other work commencing on site (this includes
vegetation clearance, ground-works, vehicle movements,
machinery / materials delivery etc.) The fencing shall be of
the same specification as that depicted in figure 2, page 20
and ground protection as specified in 6.2.3.1 - 6.2.3.5 pages
21/22 in BS 5837: 2012.
Signs informing of the purpose of the fencing and warning of
the penalties against destruction or damage to the trees and
their root zones shall be installed at minimum intervals of 10
metres and a minimum of two signs per separate stretch of
fencing.
Once erected and before any other works commence the
local authority tree officer shall be notified so the fencing
can be inspected and approved.
The Root Protection Area (RPA) within the protective
fencing must be kept free of all construction, construction
plant, machinery, personnel, digging and scraping, service
runs, water-logging, changes in level, building materials and
all other operations, personnel, structures, tools, storage
and materials, for the duration of the construction phase.
The developer shall submit details of the proposed layout
and general arrangements of the site in relation to the trees
to be retained. In particular details of storage areas
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including what substances will stored and where, locations
of car parking, welfare facilities, cement plant, fuel storage
and where discharge, filling and mixing of substances will
take place. The details should include site levels to enable
risks posed to trees to be quantified. The RPA will be
amended as the arboriculture officer feels appropriate after
taking account of the details submitted.
No fire shall be lit such that it is closer than 20 metres to any
tree or that flames would come within 5 metres of any part
of any tree.
Earthworks, level changes, service runs, foundations and all
other works involving excavation should not be located
within the root protection areas.
2. Prior to commencement on site the submission of a tree
survey and report, an arboricultural impact statement, a tree
protection plan and an arboricultural method statement all in
accordance with BS 5837:2012 will be made, following
which pertinent amendments should be made to the
proposed layout and levels in light of the arboricultural
findings, in order that the best existing trees are viably
retained within the development for the long term.
The documents shall include a scale plan accurately
marking the position of all the retained trees and hedges,
the extent of the root protection areas, the BS 5837: 2012
tree protection fencing along the root protection area
margin, any areas to be covered in BS 5837: 2012 ground
protection, construction details for the BS 5837: 2012
fencing and ground protection and sufficient detail of hard &
soft landscaping works, service and drainage runs and
proposed & existing spot levels in sufficient numbers and at
appropriate spacing’s to enable the impact of the
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development on the tree root zones to be assessed.
A3.7

Parish - Woburn Sands

Noted and discussed in paragraph 5.8 to 5.16

Woburn Sands Town Council strongly object to this
application, it would appear there are already two dwellings
sharing this site and now the permission recently granted for
a garage is being changed to another dwelling. You will
recall that the Town Council's earlier comment on the recent
application was that it looked remarkably like another
bungalow and now it seems this is exactly what was initially
intended. Three dwellings off the same shared access onto
a very busy road is unacceptable and overdevelopment of
the site.
A3.8

Ward - Danesborough And Walton - Cllr D Hopkins

Noted

No comments received.
A3.9

Ward - Danesborough And Walton - Cllr Bramall

Noted

No comments received.
A3.10 Ward - Danesborough And Walton - Cllr V Hopkins

Noted

No comments received.
A3.11 Local Residents
Noted
The occupiers of the following properties were notified of the
application:
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The Snooker 87A, 85 & 89 Newport Road Woburn Sands
Milton Keynes
No Third Party representations were received.
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