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Application Number: 16/02981/FUL
Other
Loft conversion with pitched roof rear dormer window, front Velux window
and alterations to the front first floor window
AT 13 Russell Street, Woburn Sands, Milton Keynes
FOR Mr James Wilson
Target: 24th January 2017
Ward: Danesborough And Walton

Parish: Woburn Sands Town Council

Report Author/Case Officer: Luke Gledhill
Contact Details: 01908252271 luke.gledhill@milton-keynes.gov.uk
Team Leader: Debbie Kirk Team Development Management Manager- 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 The application is referred to the Development Control Panel for determination
due to an objection by Woburn Sands Town Council on the grounds of
insufficient parking.
2.0 The Site
2.1 The application site is a semi-detached end-of-terrace property on the south
side of Russell Street in Woburn Sands. The site boundaries are flanked by
highways land to the north and west, a residential property (15 Russell Street)
to the east, and commercial land uses to the rear (south) of the site.
2.2 The site is located within the Woburn Sands Conservation area and is a nondesignated heritage asset.

3.0 The Proposal
3.1 This application seeks full planning permission for a pitched roof rear dormer
with casement window, front Velux window and alterations to the front first floor
window to facilitate a second floor loft conversion. The front Velux window and
rear dormer window are proposed in order to create a new space on the
second floor for a bedroom, while the front first floor window enlargement will
allow more light into the reduced-in-size front bedroom, reduced as a result of
internal works to create a staircase up to the proposed second floor bedroom.
The first floor window will be enlarged from the existing 1.4 metres tall by 0.5
metres wide to a new 1.4 metres tall by 1.0 metres wide. The proposed rear
dormer will measure 2.15 metres wide, a maximum of 2.6 metres deep and 2
metres tall.
3.2 The proposed windows on both the rear dormer and front of the property will
match the white uPVC design on the existing dwelling. The natural slate roof
tiles used to construct the proposed rear dormer window will match those on
the existing dwelling.
4.0

RELEVANT POLICIES
(The most important policy considerations relating to this application)

4.1

National Policy

4.2

National Planning Policy Framework 2012
Paragraphs 11-16: The Presumption in Favour of Sustainable Development
Paragraphs 126, 129, 131 & 135: Conserving and Enhancing the Historic
Environment
Paragraphs 186 &187: Decision Taking
Paragraphs 196 & 197: Determining Applications
Paragraphs 203 and 206: Planning Conditions and Obligations
Section 7: Requiring Good Design

4.3

Local Policy

4.4

Core Strategy 2013
Policy CSA: Presumption in Favour of Sustainable Development
Policy CS13: Ensuring High Quality, Well Designed Places
Policy CS19: The Historic and Natural Environment

4.5

Milton Keynes Local Plan 2001-2011
Policy D1: Impact of Development Proposals on Locality
Policy D2: Design of Buildings
Policy HE6: Conservation Areas
T15 Parking

4.6

Supplementary Planning Document

Milton Keynes Parking Standards SPD (2016)
New Residential Development Design Guide SPD (2012)
Woburn Sands Conservation Area Review SPD (2010)
4.7

Other Documents
Section 72: Planning (Listed Buildings and Conservation Areas) Act 1990

4.8

Neighbourhood Planning

4.9

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.

4.10 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.
4.11 Woburn Sands Neighbourhood Plan
4.12 The Woburn Sands Neighbourhood Plan was made on 16 July 2014.
Relevant Policies:
WS1 – All developments in the town (including any extensions to individual
properties) 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.
WS4 – All development proposals must make adequate provision for offstreet parking taking into consideration the type of development, the

accessibility of the location, and the requirements of MKC Parking Standards
5.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

5.1 Principle of Development
Impact of Proposal on Residential Amenity
Impact of Proposal on Character of the Conservation Area
Parking Standards
6.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

6.1 It is recommended that planning permission be granted subject to the
conditions set out at section 6 of this report.
7.0

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

7.1

Principle of Development

7.2

Saved Policy D2 of the Milton Keynes Local Plan 2001-2011 allows for the
extension to dwellings, as such the proposed development is considered
acceptable in principle.

7.3

Impact of Proposal on Residential Amenity

7.4

The proposed roof light will be situated on the roof plane of the street
elevation where more overlooking is expected. Due to the angle of the
window, the view available with respect to neighbouring properties is
minimal. Consequently, the impact upon residential amenity is deemed
acceptable.

7.5

The proposed enlargement of the front first floor window will not create any
more overlooking than is currently available from the property and as such its
impact upon residential amenity is considered acceptable.

7.6

The proposed rear dormer window will overlook parts of neighbouring rear
gardens but will not overlook any neighbouring dwellinghouses. The
overlooking that will accrue will have minimal impact due to the oblique
angles involved with the location of the dormer window on the second floor.

7.7

Overall, due to the scale and orientation of the proposed roof light, enlarged
front first floor window and rear dormer window in relation to the existing
dwelling and neighbouring properties, the impact of the proposal upon
residential amenity is deemed acceptable. The proposed development would
accord with Saved policy D1 (iii) of Milton Keynes Local Plan 2001 – 2011.

7.8

Impact of Proposal on Character of the Conservation Area

7.9

The proposed enlargement of the front first floor window is permitted

development under the Town and Country Planning (General Permitted
Development) (England) Order 2015 and as such does not require planning
permission. Whilst the application has included this proposal in its
description, no weight can be attached to it in considering this application.
Notwithstanding this, the window will be constructed out of white uPVC and
designed to match the sash designs of windows on the existing dwelling and
it is considered that the proposed window would have limited impact.
7.10

In addition, ordinarily the front elevation Velux roof light would be considered
permitted development, however, due to the site’s location in the Woburn
Sands Conservation Area the roof light requires full planning permission.
Neighbouring properties within the conservation area have roof lights on their
rear elevations and No. 27 Russell Street has a roof light on the front (street)
elevation. The proposal refers to installation of a conservation type Velux roof
light. However, to ensure installation of a roof light that is in keeping with the
character of the conservation area, the Conservation Officer has requested
the imposition of a condition containing details of the conservation type roof
light to be inserted.

7.11

The proposed rear dormer will have a pitched roof with natural slate tiles and
a white uPVC casement window to match existing materials of the dwelling
and neighbouring properties in the area. In addition, the Conservation Officer
has no objections to the proposed design.

7.12

Taking these points into consideration, it is deemed that the impact of the
proposed works upon the character of the Conservation Area is acceptable.
The proposed development would accord with Saved policies D2 (ii) and (iv)
and HE6 of Milton Keynes Local Plan 2001 – 2011, and policy WS1 of the
Neighbourhood Plan and due regard has been had to Section 72 of the
Planning (Listed Buildings and Conservation Areas) Act 1990

7.13

Parking Standards

7.14

The application site falls within Parking Standards Zone 3 as defined in the
Milton Keynes Council Parking Standards Supplementary Planning
Document (2016). According to this document, the parking space
requirement for the current dwelling of two bedrooms is 2 allocated spaces
and 0.25 unallocated spaces. The requirement for the proposed three
bedroom property would be 2 allocated spaces and 0.5 unallocated spaces.
At present, the property has no onsite parking (and none can be provided). It
utilises on-street parking and unallocated parking spaces located on a side
road to the south-west of the site. Parking is supplemented by a public car
park (Russell Street Long Stay) nearby.

7.15

The Highways Officer has been consulted on the proposal and has
commented that due to the small difference in parking requirement between
the existing and enlarged proposed dwelling (0.25 unallocated spaces) it
would not be justifiable to refuse planning permission on the grounds of
insufficient parking.

7.16

Taking these points into consideration, it is deemed that the impact of the
development in terms of parking standards is acceptable. The development
would accord with saved policy T15 of the Milton Keynes Local Plan 2001 –
2011 and WS1 of Neighbourhood Plan in relation to the type of development
and accessibility to public parking provision.

7.17

Conclusion
The development would accord with policies in the development plan for the
reasons set out above and planning permission should be granted in
accordance with the conditions set out below:

8.0

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 those of
the existing building.
Reason: To ensure that the development does not detract from the
appearance of the locality.
3. Notwithstanding the approved details, the roof light shall be
conservation type, have a vertical glazing bar, have a maximum
distance between the top and sides of the window and adjacent roof
covering of 50 millimetres, have lead flashings and soakers and have
no parts that project above the plane of the roof.
Reason: To ensure that the development does not detract from the
character of the Conservation Area and would accord with saved policy
HE6 of the Milton Keynes Local Plan 2001 - 2011 .

Appendix to 16/02981/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 16/02727/FUL
Single storey side/rear extension
Permission 16.11.2016

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

A2.1 None.

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

Cranfield Airport
No comments received.

A3.2

Parish - Woburn Sands:

Officer Response

Refer to Section 7.13-7.16.

Objection to the application due to concerns over the
parking provision at the application site. There is no off
street parking at the site and because the proposed works
would increase the number of bedrooms to three, the
council argues there is not sufficient parking space for a
three bedroom property at the site.
A3.3

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

A3.4

Conservation And Archaeology:
Recommends inclusion of a condition to ensure the
proposed front roof light preserved the character of the
Conservation Area.

Refer to Section 8.

A3.5

Highways Officer:
Because the site is within Zone 3 (as set out in the Milton
Keynes Parking Standards SPD 2016), the increase from
two bedrooms to three would not change the parking space
requirement at the application site, which will remain at two
spaces. While the unallocated parking requirement will
increase from 0.25 to 0.5 spaces, this difference of 0.25
spaces is such that it would not be justified to refuse
planning permission on this basis.

A3.6

Local Residents
The occupiers of the following properties were notified of the
application:
9 & 15 Russell Street, Woburn Sands
No comments received.

Refer to Section 7.13-7.16.

