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Application Number: 16/01819/FUL

Major
The erection of a 2 storey building housing a cafe, cycle hire and shop, public
toilets, security office and souvenir shop / ticket office plus 27 holes of
'Jurassic-themed' Adventure Golf with dinosaurs, water features and hard and
soft landscaping and an extension to the adjacent car park
AT: Land East of Furzton Lake, Watling Street H7 To H8, Elfield Park
FOR: Golf City MK and The Parks Trust
Target: 3rd October 2016 (extension of time agreed to 2nd December 2016)
Ward: Shenley Brook End

Parish: Shenley Brook End & Tattenhoe PC

Report Author/Case Officer: Stephen Gee – Senior Planning Officer
Contact Details: 01908 253145 stephen.gee@milton-keynes.gov.uk
Team Leader: Debbie Kirk – Development Management Manager (South East)
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 referred to Development Control Committee due to
the number of objections received.

1.3

The Site
The application site is approximately 2.8 hectares in area and is located on a
plateau overlooking Furzton Lake to the west and is accessed off the V4
Watling Street to the east. Further to the east of the site, beyond the V4, is
the MK Bowl. To the south of the application site is the existing residential
area of Furzton. The nearest residential properties (approximately 60 metres)
are located in Barleycroft and The Hedgerows to the south east of the site.

1.4

Other residences located in Shallowford Grove to the southwest and
commercial buildings to the west also have a view of the application site
across the lake.
The application site falls entirely within the Furzton Lake Linear Park which is
managed by the Parks Trust and consists of general amenity grassland with
an existing public car park containing 85 spaces and a hedgerow around the
edge of the site providing partial screening from the road and existing
residential properties. There is a 3 metre high mound in the north western
part of the site upon which stands the ‘Triple Star Head’ sculpture. The
topography of the rest of the site generally falls away gently to the south and
east.

1.5

Furzton Lake is known to be utilised daily by large numbers of walkers,
joggers, cyclists and anglers. A number of public rights of way, including a
Redway (National Cycle Route 51), pass through or alongside the site
providing connections to surrounding areas.

1.6

The Proposal
This application seeks full planning permission for the following:
 Construction of a new 2-storey, glass and timber clad building with a café
including kitchen, cycle hire and shop, an office, public toilets and a
souvenir shop/ticket office.
 Construction of a dinosaur-themed adventure golf course set within a
‘jungle’ landscape with associated water features and consisting of an 18
hole course and a 9 hole disabled-friendly course.
 Construction of a pre-fabricated ‘cave’ and a halfway hut in the centre of
the adventure golf course.

1.7

It is proposed that the existing access from the V4 Watling Street would
continue to be the main vehicular access to the site and that the existing
public car park would be extended to provide an additional 18 parking spaces
and 8 disabled parking spaces.

1.8

The footprint of the proposed building would measure approximately 892
square metres with an internal floor space measuring 1,197 square metres
across two levels. The building is predominantly mono-pitched which slopes
to its greatest height on its western side facing Furzton Lake and features a
generous amount of glazing and a balcony to capitalise on the views across
the lake. The western and southern sides also feature bi-fold doors enabling
the interior of the building to be opened up when weather allows.

1.9

The building’s primary entrance is located on its northern façade which is
closest to the existing and proposed car parking area. The proposed cycle

shop/hire and public toilets form part of the main building but are also
independently accessible to the north via the existing footpaths and Redway
adjacent to the building.
1.10 Adventure golf courses incorporate sloping greens and obstacles but differ
from more traditional crazy golf or miniature golf courses in that they are
characterised by a strong design theme and associated ‘life-size’ structures.
Rather than being decorative additions, these structures are integral to the
course layout, the design of each hole and overall theme.
1.11 The proposed adventure golf course would measure approximately 5,700
square metres and consist of artificially surfaced putting areas edged with a
mixture of natural rock and faux rock (concrete) which are linked through a
series of pathways. The remaining areas would be formed by mulched
planting beds and water features, interspersed with hard and soft landscaping
features.
1.12 The proposed cave is located towards the centre of the course and contains a
waterfall feature. The cave would be 2.5 metres at its maximum height above
the existing ground level with a strategically-placed pterodactyl sitting on top.
The cave would be formed by spraying a concrete render onto a steel mesh
and then moulded to form a faux rock.
1.13 A further seven dinosaurs would be located throughout the adventure golf
course with the tallest dinosaur measuring 5 metres. The dinosaurs would be
formed of wired steel and high density foam with painted render. The
dinosaurs are proposed to be animatronic so that they can move and make
noise as part of the ‘Jurassic’ experience.

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

2.1 National Policy
National Planning Policy Framework (2012) paragraphs:
14 Presumption in favour of Sustainable Development
17 Core Planning Principles
19 Supporting Economic Growth
32 Transport
39 Parking
56-64 Design
70-73 Access to Sport and Recreation.
98 Sustainability
103 Flood Risk
109 The Natural Environment
117-118 Biodiversity

123 Noise
125 Light
196-198 Determining Applications
203-206 Conditions and Obligations
2.2 Local Policy
Milton Keynes Local Plan 2001-2011 (Saved Policies)
D1
Impact of Development Proposals
D2
Design of Buildings
D2A Urban Design
D4
Sustainable Construction
NE2 Protected Species
NE3 Biodiversity and Geological Enhancement
T1-T5, T10, T15 Transport and Parking, Pedestrians and Cyclists
L1
Facilities Acceptable in the Parks System
L2
Protection of Public Open Space
S12 Linear Parks
2.3 Core Strategy 2013
CSA
CS12
CS13
CS17
CS18
CS19

Presumption in favour of Sustainable Development
Developing Successful Neighbourhoods
Ensuring High Quality Well Designed Places
Improving Access to Local Services and Facilities
Healthier and Safer Communities
Historic and Natural Environment

2.4 Supplementary Planning Documents
Parking Standards SPD (January 2016)
Milton Keynes Drainage Strategy (May 2004)
Sustainable Construction SPD (2007)
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

The Principle of Development
Urban Design
Highways and Parking
Landscaping
Ecology
Impact on Residents
Community Safety
Surface Water Drainage/Flood Risk
Sustainable Construction
Construction Activity

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

4.1 It is recommended that planning permission be granted subject to the
completion of a S106 Agreement to secure a proportionate financial
contribution towards the Carbon Offset Fund, a condition listing the approved
plans and the conditions set out in Section 6 of this report.
5.0

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

5.1

The Principle of Development
The application site is located within the Furzton Lake Linear Park and
therefore of significant relevance to the principle of the proposed development
is saved Policy S12 of the Milton Keynes Local Plan 2001-2011 which states:
Policy S12 (Linear Parks)
Development proposals in the Linear Parks should contribute to achieving the
following objectives:
i. Protecting and improving the landscape
ii. Protecting and enhancing features of nature conservation value
iii. Retaining and improving public access to land and water areas for
countryside recreation
iv. Flood control
v. Minimise any adverse impact on local residents and agriculture
vi. Protecting and interpreting areas of archaeological interest.

5.2

Also of relevance is saved Policy L2 of the Milton Keynes Local Plan 20012011 which seeks the protection of public open space and existing facilities
and states:
Policy L2 (Protection of Public Open Space)
‘Planning permission will be refused for proposals involving the loss of open
space used for leisure and recreation unless alternative provision of at least
equivalent size, quality, suitability and convenience is made.
If there is no longer a continued need for recreation use and there is an
unmet need for community facilities in the surrounding area, development
proposals for the site should make provision for such facilities.
In considering proposals involving the loss of amenity open space, the council
will take into account the criteria set out in Appendix L2.
Proposals involving the loss of a leisure and recreation facility will be
assessed according to:
- Whether there is a continuing need for the facility
- The prospects for a replacement facility in an alternative location

- The potential for accommodating an alternative leisure and recreation facility
on the site’.
5.3

It is acknowledged that the application site lies within a Linear Park and that
the proposed development would involve the loss of a small area of this
public open space. However, the aim of the proposed development is to
maximise the land’s potential for leisure and recreation by incorporating
facilities to attract people to it. The benefit of this is that public access to the
remaining areas of open space within the Linear Park would be improved
which is considered to comply with saved Policy S12 (iii) of the Milton Keynes
Local Plan 2001-2011.

5.4

The proposed café building including the public toilets is considered to
respond to a known demand of visitors to Furzton Lake which currently does
not have any public facilities. The proposed adventure golf course is
considered to represent a new leisure facility that would complement the
facilities offered by the proposed café building and it is considered that there
would remain sufficient amenity open space around the lake after the
proposed development to allow existing activities such as dog walking,
angling and jogging to continue.

5.5

The applicant has also confirmed that the proposed development would
provide new local employment opportunities with the creation of 22 full time
and 10 part time jobs in the long term which is supported.

5.6

Overall, whilst the proposed development would mean a loss of part of the
existing open space, it is considered to provide adequate alternative leisure
and recreation facilities which would improve public access and support and
enhance the experience of users of Furzton Lake in support of the objectives
of saved Policies L2 and S12 (iii) of the Milton Keynes Local Plan 2001-2011.
These benefits, together with the creation of new local employment
opportunities, are considered to outweigh the loss of this area of open space.
Therefore, the principle of the proposed development would be acceptable.

5.7

Urban Design
Policy CS13 of the Core Strategy encourages high quality development which
makes a positive contribution to the character of the area in which it is
located. Saved Policy D2 of the Milton Keynes Local Plan 2001-2011 also
seeks to ensure that development relates well to and enhances the
surrounding environment.

5.8

The café building is proposed to be located on a ridge above the lake. For this
reason, the building has been designed to be a distinctive focus in the
landscape, thereby creating its own character and offering a landmark by

which people can orientate themselves.
5.9

The building is relatively contemporary in form, but the proposed use of
timber cladding and the large expanse of the glazing around the west and
southern side of the building to maximise views of the lake, is considered to
respond to the buildings setting within the park. The angled roof further
mitigates the visual impact of the building on the landscape.

5.10 The location of the proposed building is in the north west corner of the
application site on an area currently occupied by landscaped mounding and
the ‘Triple Star Head’ sculpture by the late Romanian artist, Paul Neagu
which was installed in 2003. The applicant has stated that the sculpture would
be relocated on a plinth on the opposite side of the Redway and surrounded
by ornamental planting. This plinth would celebrate 50 years of Milton Keynes
and the sculpture would be remounted onto it and re-opened at the same time
as the proposed building.
5.11 In summary, the overall layout of the development and the design of the café
building is considered to be of a high quality that relates well to its setting
within the park, in accordance with saved Policy D2 of the Milton Keynes
Local Plan 2001-2011 and Policy CS13 of the Core Strategy and would be
acceptable
5.12 Highways and Parking
Saved Policies D1 (i) and (vi), T10 and T15 of the Milton Keynes Local Plan
2001-2011 and CS13 of the Core Strategy require the decision maker to have
particular regard to any additional traffic generation a development may
cause and the resulting impact on the surrounding road network.
5.13 It is proposed that the existing access from the V4 Watling Street would
continue to be the main vehicular access to the site. At present, a public car
park consisting of 85 spaces forms part of the development site and it is
proposed to extend this by adding a further 18 parking spaces and 8 disabled
parking spaces in the area directly to the north of the proposed cafe building.
In addition, an existing overflow car park with capacity for a further 150
spaces is proposed to be retained and resurfaced with Grasscrete.
5.14 Traffic Impact
A Transport Assessment accompanies the application to determine the
impact of the proposed development on the local highway network. The
Transport Assessment suggests that the site is well located to promote
sustainable travel choices where access can be gained to existing public
transport links and pedestrian/cycle routes thus reducing the need for people

to travel by car.
5.15 As a worst case scenario where all trips would be made by car, the Transport
Assessment states that the proposed development would only generate 27
vehicles which would fall outside of the normal highway peak period. The
proposed development would therefore only generate minimal peak hour trips
whilst the proposed and existing car park areas would adequately serve the
development.
5.16 Overall, it is considered that the additional traffic arising from the proposed
development could be accommodated without having an adverse impact on
the operation of the existing local highway network in accordance with the
requirements of saved Policies D1 (i) and (iv) and T10 of the Milton Keynes
Local Plan 2001-2011 and would be acceptable.
5.17 Parking Provision
At present there is the facility to park 85 cars in the car park to the north of the
site. It is proposed to extend this by adding space for 18 parking spaces and
8 disabled parking spaces in the area directly to the north of the proposed
building. The retention of the existing overflow car parking area which is
capable of accommodating a further 150 space would also ensure that there
would be no off-spill car parking on the surrounding highway network.
5.18 In addition, 30 cycle stands capable of accommodating up to 60 bicycles are
proposed to be installed within the hardstanding to the north side of the
building opposite the entrance to the cycle hire and shop.
5.19 According to the Parking Standards SPD (2016) the proposed development is
considered as Sui Generis and no regular parking standards can be applied
to it. The Transport Assessment has concluded that the existing and
proposed parking would be sufficient to accommodate the expected numbers
of visitors even in a worse-case scenario and this has been accepted by the
Highway Engineer.
5.20 In summary, the site itself, in terms of capacity to host the development, is
considered to be acceptable with regards to layout and access arrangements.
The proposed development is also considered to be acceptable with regard to
its impact on the local road network and parking provision and as a result
would accord with saved Policies D1 (i) and (vi), T10 and T15 of the Milton
Keynes Local Plan 2001-2011 and CS13 of the Core Strategy.
5.21 Landscaping
Saved Policy D2 (v) of the Milton Keynes Local Plan 2001-2011 seeks to
ensure that new development includes landscaping and boundary treatments
which integrate with existing landscaping and boundary treatments.

5.22 The majority of the application site comprises amenity grassland with a block
of mixed plantation woodland located within the northern part of the site. As
part of the proposed development, it is proposed to clear all the existing
ornamental shrubs situated on the ‘sculpture mound’ and seven Silver Birch
trees from the mixed plantation woodland. The remainder of the woodland
block and the other trees, shrubs and hedgerow on the site would be retained
and protected during construction.
5.23 The mixed plantation woodland is not classified as being of specific
importance and the Ecological Appraisal submitted with the application
describes the woodland as being of ‘low ecological value’. Therefore, the loss
of a limited number of trees to accommodate the proposed development is
considered to be acceptable in this instance.
5.24 Additional native tree and shrub planting is proposed which would provide
further screening of the adventure golf course and would enhance the general
amenity of the building and car park area. The existing hedge around the
southern and western boundary of the site is also proposed to be retained.
5.25 The proposed planting in and around the adventure gold course would consist
of species that are considered to be typical or similar to plants present during
the Jurassic era, in particular ferns and grasses, and is designed to create
separation between the holes to give a feeling of seclusion when playing each
individual golf hole.
5.26 A green painted, 2.35 metre high, metal bow-topped security fence is also
proposed to be erected around the perimeter of the adventure golf course. A
mix of native and non-native species is proposed to be planted on both sides
of the fence to the screen it both from users of adventure golf course and
visitors to the remaining areas of open space around Furzton Lake. The
proposed development would therefore accord with saved Policy D2 (v) of the
Milton Keynes Local Plan 2001-2011.
5.27 Ecology
Saved Policies NE2 and NE3 of the Milton Keynes Local Plan 2001-2011 and
Policy CS19 of the Core Strategy seek to safeguard biodiversity interests
including protected species and supporting habitats such as ponds
hedgerows and trees. The National Planning Policy Framework similarly
seeks to minimise impacts on biodiversity and puts a responsibility on local
planning authorities to conserve and enhance the natural environment and to
encourage biodiversity in and around developments.

5.28 An Ecological Appraisal was prepared by the applicant to obtain baseline
ecological information about the site and its surroundings. It was found that
the application site itself is not subject to any statutory or non-statutory nature
conservation designations. The nearest non-statutory designations are the
Bleak Hall Railway Cutting Local Wildlife Site located approximately 483
metres to the northeast of the site and the Teardrop Lakes and Elfield Park
Pond Biological Notification Sites located approximately 837 metres to the
northwest and 308 metres to the north of the site respectively. Provided that
standard best pollution prevention measures are implemented, it is
considered highly unlikely that any designations would be adversely affected
(either directly or indirectly) by the proposals.
5.29 Specific surveys were carried out to assess the main habitats present and
identify the presence of Badgers, bats, reptiles, Great Crested Newts and
breeding birds. The Ecological Appraisal concludes that there are no
protected species present on site and that the development would not have a
significant impact on the ecology or biodiversity of the site. In accordance with
saved Policy NE3 of the Milton Keynes Local Plan 2001-2011, as the total
floorspace of the proposed building exceeds 1000 square metres, the design
has incorporated positive gains for biodiversity through the provision of bird
and bat boxes beneath the overhanging roof.
5.30 Overall, based on the evidence obtained from the Ecological Assessment and
with the implementation of the mitigation measures recommended in the
report it is considered that there are no overriding ecological constraints to the
development of the site whilst opportunities are available for the
enhancement of biodiversity from the creation of new habitats. The proposed
development would accord with the National Planning Policy Framework,
saved Policies NE2 and NE3 of the Milton Keynes Local Plan 2001-2011 and
Policy CS19 of the Core Strategy.
5.31 Impact on Residents
Saved Policy D1 (iii) and (iv) of the Milton Keynes Local Plan 2001-2011 is
designed to prevent development causing harm to the site and the
surrounding area. The proposed development is considered to have a
potential impact on the general amenity of the residents of existing properties
at Barleycroft, The Hedgerows and Shallowford Grove in Furzton in terms of
noise, lighting and visual impact and appropriate mitigation measures must
therefore be proposed.
5.32 Noise
There is a possibility of noise disturbance both during construction and from
the operation of the café and adventure golf course. The applicant has

submitted a Noise Assessment which has been carried out on site to
determine the existing ambient and background noise levels, which are
dominated by road traffic on the V4 Watling Street, and the impact from the
proposed development in relation the use of the car park, noise emission
levels from the animatronic dinosaurs and any mechanical services plant
noise associated with the proposed café.
5.33 The nearest noise sensitive properties are residential buildings on Barleycroft
to the east and Shallowford Grove to the west. The Noise Assessment
recommends that noise from the proposed car park is unlikely to exceed the
existing background noise levels from the road traffic on the V4 Watling Street
and the nearest noise sensitive properties, Therefore it can be concluded that
there is unlikely to be an adverse noise impact from the car park.
5.34 The proposed adventure golf course incorporates eight animatronic dinosaurs
each with a loudspeaker at a maximum height of 1.5 metres. The Noise
Assessment recommends that the noise from the dinosaurs is controlled to a
level no greater than 10 dB below the existing background levels during
opening hours.
5.35 The Noise Assessment also sets out plant noise criteria for all mechanical
services plant associated with the proposed café. It is recommended that
noise from services plant does not exceed 44 dB at Barleycroft and 40 dB at
Shallowford Grove.
5.36 Lighting
A lighting plan has been produced by the applicant to give an indication of the
likely levels of the proposed lighting around the building, adventure golf
course and car park. All the lighting within the adventure golf course would be
low level with occasional uplighters to accentuate some of the dinosaurs and
large trees/shrubs to enhance the play experience. This lighting would be
screened from the outside by existing and proposed planting.
5.37 Lights within the building are proposed to shine downwards and bollard
lighting around the surrounding footpaths and car park would be low level to
minimise any glare to any nearby properties. Notwithstanding, all lights are
proposed to be turned off outside the opening hours of the café and
adventure golf course. A condition is recommended to be imposed on any
planning permission to control this.
5.38 Visual Impact
In terms of visual impact, the terrain and the existing planting restrict most
views of the application site from the north (ie V4 Watling Street and the MK

Bowl) the eastern residential areas (ie Barleycroft) and residential area to the
south (ie Parkside and Danesbrook Close). There are, however, some
residential properties on Shallowford Grove some 200+ metres to the
southwest and commercial properties on Shirwell Crescent 500+ metres to
the west, which would have a view of the proposed development. Visitors to
the lake and surrounding green space for recreational purposes would also
be able to see the building from the northern half of the lake.
5.39 The proposed 2 storey building would give a marked visual impact from
viewpoints around the lake. However, the applicant has stated that this is the
intention in order for the building to act as a landmark within the setting of the
park. The impact of the building and the adventure golf course would be
mostly screened by existing and proposed planting and therefore is not
considered to represent a significant impact for existing residents.
Furthermore it should be noted that loss of a private view is not a material
planning consideration.
5.40 Proposed Opening Hours
It is proposed to operate the café and public toilets between the hours of 7am
and 10pm all year round. The adventure golf course and cycle hire/shop
would be open between 9am and 9pm during the summer (April – end of
September) and 9am to 6pm over the winter (October – end of March).
5.41 The café has not been assessed as a licensed premises (ie premises selling
alcohol or providing entertainment). Any subsequent change of use to provide
these activities would require an application under the Licensing Act 2003,
which would require steps to prevent, amongst other things, crime and
disorder, public safety and public nuisance.
5.42 Conditions are recommended to ensure compliance with the proposed
measures to control noise and light pollution and to control the opening hours
of the adventure golf course and café building. Subject to these conditions the
proposed development is considered to accord with saved Policy D1 (iii) and
(iv) of the Milton Keynes Local Plan 2001-2011 and would not result in
unacceptable visible impact, loss of privacy or noise/light pollution to the
detriment of the general amenity of existing residents.
5.43 Community Safety
The applicant has engaged in pre-application discussions with the Thames
Valley Police Crime Prevention Design Advisor, in particular with regard to the
proposed security and management arrangements for the proposed public
toilets for users of Furzton Lake. These would be separate to any facilities for
the café but would be located within the same building and be accessible to
the general public from the outside of the building whilst the building is open.
The plans indicate that the public toilets would have an internal door allowing

them to be maintained and checked on a regular basis.
5.44 A total of 7 no. CCTV cameras are proposed to be installed on the site. The
cameras would be mounted on the four corners of the building along with a
pole mounted camera in the new section of car parking and cameras on the
adventure golf souvenir shop/ticket office and halfway hut. This is considered
to provide full coverage of the proposed development to mitigate crime and
anti-social behaviour.
5.45 Overall, the application is considered to meet ‘Secured by Design’ principles
and conforms with saved Policy D2 (vi) of the Milton Keynes Local Plan 20012011 and CS18 of the Core Strategy which require schemes to design out
opportunities for crime and anti-social behaviour.
5.46 Surface Water Drainage and Flood Risk
Policy CS13 of the Core Strategy and the Milton Keynes Drainage Strategy
(May 2004) requires new development to take a strategic and integrated
approach to flood management and surface water drainage, including the
provision of a Sustainable Urban Drainage System (SUDS) and appropriate
flood risk mitigation.
5.47 The application is accompanied by a Flood Risk Assessment which confirms
that the site is located within Flood Zone 1 ‘low probability’ and currently
drains to ground or overland towards the south of the site. The National
Planning Policy Framework advises that surface water arising from a
development should, as far as practicable, be managed in a sustainable
manner to mimic the surface water flows arising from the site prior to the
proposed development, while reducing the flood risk to the site itself and
elsewhere, taking climate change into account.
5.48 Based on the geology of the site, infiltration drainage techniques are not
considered to be feasible. The proposed drainage strategy proposes to alter
the ground levels, creating sufficient falls (>3%) to control the movement of
surface water to on-site soakaways and swales so as not to exceed the
calculated greenfield run-off rate. The surface water run-off from the
development would be further controlled by storing and re-using the water
which falls on the building roof and the adventure golf course playing surfaces
for irrigation purposes or as ‘grey water’ for re-use within the toilets.
5.49 In light of the above it is concluded that the proposed development would
provide adequate site drainage and would not contribute to an increased flood
risk. It is recommended that a condition is attached to any planning
permission to ensure that the applicant’s surface water drainage design and
construction details are acceptable prior to the commencement of
development.

5.50 Sustainable Construction
Saved Policy D4 of the Milton Keynes Local Plan 2001-2011 requires that all
new development of a gross floorspace in excess of 1000 square metres
incorporate sustainable construction techniques in compliance with criteria set
out under saved Policy D4 of the Milton Keynes Local Plan 2001-2011 and
the Sustainable Construction SPD (2007). In particular, it should be
demonstrated that at least 10% of the building’s energy use would be
achieved from renewable energy sources.
5.51 The applicant has suggested that the design of the proposed café building
would incorporate energy efficiency measures and offers the potential for the
installation of photovoltaic panels on the roof. In order to ensure compliance
with saved Policy D4 of the Milton Keynes Local Plan 2001-2011 it is
recommended that a condition be imposed on any planning permission
requiring details to be submitted to demonstrate how the proposed
development would ensure that at least 10% of the building’s energy use is
achieved from renewable energy sources. In addition, a financial contribution
would be required to be made towards the Council’s Carbon Offset Fund.
This should be secured by a S106 Agreement.
5.52 Construction Activity
The construction of the proposed development has the potential to adversely
affect neighbouring residents through an increased number of vehicle
movements, in particular HGVs on the local highway network. Increased dust,
noise and vehicle emissions could also have impacts both on the environment
and the local community.
5.53 The construction activity would be for a temporary period and would be
expected to conform with standard construction practices. A condition for the
approval of a Construction Environmental Management Plan is recommended
to ensure that the impacts of construction activity on local residents are
minimised. A condition is also recommended restricting hours of construction
to after 8am with no working on Sundays or Bank Holidays.
5.54 Subject to a Construction Environmental Management Plan and controlling
hours of works, the impact from the construction of the development is
considered to be acceptable.
5.55 Conclusion and Recommendation
The intention of the proposed development is to maximise the land’s potential
for leisure and recreation by incorporating facilities designed to attract people
to it. Although this means a loss of a small area of open space, the proposed
development would greatly improve the usage of the remaining open space
on the site as well as the much larger surrounding areas of open space
around Furzton Lake and therefore is acceptable in principle.

5.56 Overall, the proposed application is considered to accord with the policy
requirements of the Development Plan and the National Planning Policy
Framework as a whole and there are no material considerations of such
significance which weigh against the scheme. In accordance with the
presumption in favour of sustainable development it is therefore
recommended that planning permission is granted subject to the completion
of a S106 Agreement to secure a proportionate financial contribution towards
the Carbon Offset Fund, a condition listing the approved plans and 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 Act 2004.
2) No development beyond slab level shall be undertaken until such time as
samples of all external materials have been submitted to and approved in
writing by the Local Planning Authority. The development shall be carried out
in accordance with the approved details.
Reason: To ensure that the development does not detract from the
appearance of the locality and to accord with saved Policy D2 (ii) and (iv) of
the Milton Keynes Local Plan 2001-2011.
3) Prior to the commencement of development, details of the proposed
finished floor levels of all buildings and the finished ground levels of the site in
relation to existing surrounding ground levels and all earthworks, including cut
and fill process, for the creation of level ground conditions shall be submitted
to and approved in writing by the Local Planning Authority. The development
shall be carried out in accordance with the approved details.
Reason: To ensure that construction is carried out at suitable levels having
regard to drainage, access, the appearance of the development and the
amenities of neighbouring properties in accordance with saved Policy D2 of
the Milton Keynes Local Plan 2001-2011.
4) Prior to the commencement of development, a detailed soft landscaping
scheme shall be submitted to and approved in writing by the Local Planning
Authority. The landscaping scheme shall show which trees and hedgerows
are to be retained and which trees are to be felled or lopped. The landscaping
scheme shall also show the numbers, types and sizes of trees and shrubs to
be planted including their locations in relation to buildings and associated

infrastructure and species list to include native species and species beneficial
to wildlife. The approved landscaping scheme shall be carried out within
twelve months of the commencement of development and 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 in writing 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 D1 (v)
of the Milton Keynes Local Plan 2001-2011.
5) All existing trees and hedgerows and adjacent public open space areas to
be retained shall be protected with fencing in accordance with the provisions
of BS 5837:2012 'Trees in relation to design, demolition and constructionRecommendations'. 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. All protective measures shall
be maintained until all equipment, machinery and surplus materials have
been removed from the site. Following removal of all protective fencing, the
boundary to all public open space areas shall be completed to the satisfaction
of the Local Planning Authority in consultation with The Parks Trust.
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 D1 (v)
of the Milton Keynes Local Plan 2001-2011.
6) No development beyond slab level shall be undertaken until such time as
details of all proposed boundary treatments have been submitted to and
approved in writing by the Local Planning Authority. The details shall include
the type and height of fences, hedges, walls, gates and other means of
enclosure and shall be provided in accordance with the approved details prior
to the initial occupation of the development.
Reason: To ensure that there is adequate security measures in place and to
reduce the risk of crime and to accord with Policy CS18 of the Core Strategy
2013.
7) Prior to the initial occupation of the development hereby permitted, the car
parking area shown on the approved plans shall be constructed, surfaced and
permanently marked out. The car parking area shall be maintained as a
permanent ancillary to the development and shall thereafter be used for no
other purpose.
Reason: To enable vehicles to draw off and park clear of the highway to
minimise danger, obstruction and inconvenience to users of the adjoining
highway and to accord with saved Policy T15 of the Milton Keynes Local Plan
2001-2011.

8) Prior to the commencement of development, details of any pedestrian
crossings of the existing footpaths/Redway/bridleways shall be submitted to
and approved in writing by the Local Planning Authority. The crossings shall
be sited and constructed in accordance with approved details prior to the
initial occupation of the development.
Reason: For the safety and convenience of users of the site and the
Bridleway and to accord with saved Policy T3 of the Milton Keynes Local Plan
2001-2011.
9) No development beyond slab level shall be undertaken until such time as a
scheme of lighting for the car park, café building and adventure golf course
has been submitted to and approved in writing by the Local Planning
Authority. The lighting scheme shall include details of what lights are being
proposed, a lux plan showing maximum, minimum and average uniformity
levels, details of means of electricity supply to each light and how the lights
will be managed and maintained in the future. The approved lighting scheme
shall be fully implemented prior to the initial occupation of the development.
Reason: In the interests of safety and security and to accord with Policy CS18
of the Core Strategy 2013.
10) The development shall fully comply with the recommendations of the
Noise Assessment ref. VC-102173-EN-RP-000 prepared by Vanguardia Ltd
and dated 26th May 2016.
Reason: To limit the detrimental effect on adjoining occupiers by reason of
noise and disturbance and to ensure the development does not prejudice the
enjoyment of neighbouring properties in accordance with saved Policy D1 (iii)
and (iv) of the Milton Keynes Local Plan 2001-2011.
11) The development shall full comply with the recommendations of the
Ecological Appraisal, prepared by BSG Ecology and dated 23rd May 2016.
Reason: In order to safeguard the protected species identified under the
Wildlife and Countryside Act 1981 (as amended) and to accord with saved
Policies NE2 and NE3 of the Milton Keynes Local Plan 2001-2011.
12) The opening hours of the café and public toilets hereby permitted shall be
restricted to between 07:00 and 22:00 hours.
Reason: To limit the detrimental effect on adjoining occupiers by reason of
noise and disturbance and to ensure the development does not prejudice the
enjoyment of neighbouring properties in accordance with saved Policy D1 (iii)
and (iv) of the Milton Keynes Local Plan 2001-2011.
13) The opening hours of the adventure golf course and cycle hire/shop
hereby permitted shall be restricted to between 09:00 and 21:00 hours during
the summer (April – end of September) and between 09:00 and 18:00 hours
during the winter (October – end of March).

To limit the detrimental effect on adjoining occupiers by reason of noise and
disturbance and to ensure the development does not prejudice the enjoyment
of neighbouring properties in accordance with saved Policy D1 (iii) and (iv) of
the Milton Keynes Local Plan 2001-2011.
14) All deliveries and refuse collections to the development hereby permitted
shall be restricted to the following:
06:30 – 20:00 Monday to Saturday
No deliveries or refuse collections on Sundays or Bank Holidays
Reason: To limit the detrimental effect on adjoining occupiers by reason of
noise and disturbance and to ensure the development does not prejudice the
enjoyment of neighbouring properties in accordance with saved Policy D1 (iii)
and (iv) of the Milton Keynes Local Plan 2001-2011.
15) All internal and external lighting of the café building, adventure golf course
and car park shall not operate between the 22:00 and 08:00 hours on any
day.
Reason: In the interest of the amenity of the occupants of neighbouring
dwellings in accordance with saved Policy D1 (iv) of the Milton Keynes Local
Plan 2001-2011.
16) Prior to the fit out of any part of the development which requires any
mechanical plant equipment (including, but not limited to air handling plant,
flues, motors, air conditioning units and compactors), details of the
mechanical plant equipment that is to be installed shall be submitted to and
approved in writing by the Local Planning Authority. Any mechanical plant
equipment for each part of the development shall be installed in accordance
with the approved details prior to the initial occupation of that part of the
development.
Reason: To ensure that adequate precautions are implemented to avoid
noise nuisance and visual pollution in accordance with saved Policy D1 (iii)
and (iv) of the Milton Keynes Local Plan 2001-2011.
17) Prior to the commencement of development, a detailed surface water
drainage strategy shall be submitted to and approved by the Local Planning
Authority. The drainage strategy shall include details of proposed outfall
calculations and a management and maintenance plan setting out a scheme
for the implementation, adoption and maintenance of the surface water
drainage infrastructure. The surface water drainage infrastructure shall be
provided in accordance with the approved details prior to the initial occupation
of the development.
Reason: To ensure satisfactory and sustainable surface water drainage to
prevent the increased risk of flooding on or off the site and to accord with
Policy CS13 of the Core Strategy.

18) No development beyond slab level shall be undertaken until a renewable
energy strategy has been submitted to and approved in writing by the Local
Planning Authority. The scheme shall demonstrate how the energy saved by
the use of renewable technologies will offset a minimum of 10% of the carbon
dioxide emissions associated with the development. The development shall
be carried out in complete accordance with the approved strategy prior to the
initial occupation of the development.
Reason: To ensure the development complies with the Council's objective for
sustainable development in accordance with Saved Policy D4 of the Milton
Keynes Local Plan 2001-2011.
19) Prior to the commencement of development, a Construction
Environmental Management Plan (CEMP) shall be submitted to and approved
in writing by the Local Planning Authority. The CEMP shall include site
procedures to be adopted during the course of construction including:
- Intended routes for construction traffic
- Details of vehicle wheel washing facilities
- Location of site compound
- Lighting and security
- Control of dust and other emissions
The development shall be carried out in accordance with the approved
CEMP.
Reason: To ensure there are adequate mitigation measures in place in the
interests of amenities of existing residents and to accord with saved Policies
D1 (i), (iv), and (vi) of the Milton Keynes Local Plan 2001-2011.
20) The hours of working on any phase or part of the development during the
construction period shall be restricted to 08:00 – 18:00 Monday to Friday,
08:00 – 13:00 on Saturdays and no working shall take place on Sundays and
Public Holidays. For the purpose of clarification of this condition the term
‘working’ means the use of plant or machinery (mechanical or other), the
carrying out of any maintenance/cleaning work on any plant or machinery,
deliveries to the site and the movement of vehicles within the curtilage of the
site.
Reason: To minimise disturbance to occupiers of completed and nearby
dwellings and to accord with saved Policies D1 (i), (iv), and (vi) of the Milton
Keynes Local Plan 2001-2011.

Appendix to 16/01819/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.

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

MKC Highways

Please refer to paras 5.12-5.20.

No objections.

Condition 8 relates to approval of crossing points.

Where the building’s external spaces need to cross and
meet the Redway, the Council will need to see and approve
the details. The verge is actually a bridleway and this will
need to be incorporated into the design when the applicant
submits the details.
A3.2

MKC Policy D4 (Sustainable Construction)

Please refer to paras 5.50-5.51.

The following condition should be added to any planning Condition 18 relates to approval of renewable energy
permission:
strategy.
‘Prior to occupation of the development, a renewable energy
strategy shall be submitted to and approved in writing by the
Local Planning Authority. The scheme shall demonstrate
how the energy saved by the use of renewable technologies
will offset a minimum of 10% of the carbon dioxide
emissions associated with the development. The
development shall thereafter be carried out in complete
accordance with the approved strategy’.
A3.3

MKC Urban Design
The design of the building should be visually interesting as
the proposed café would be a visually prominent location
above Furzton Lake.

Please refer to paras 5.7.5.11.

A legible route to the main entrance of the building should
be identifiable from the proposed car park as well as the
footpath around the lake.
A3.4

MKC Environmental Health

Please refer to paras 5.31-5.39.

The applicant contacted the Environmental Health Condition 10 requires compliance with Noise Assessment.
department prior to submitting a planning application to
discuss the remit of a Noise Assessment.
The submitted Noise Assessment includes those elements
and specifically includes a noise assessment of car park
use, volume controls for the use of the loudspeakers
associated with the animatronic dinosaurs and suggests
maximum noise limits for plant noise associated with the
café and shop.
If the application is to be granted consent, then conditions
suggested in the Noise Assessment should be applied. For
clarification these are:
- The adventure golf course (and any animatronic feature)
shall only operate between 09:00 to 21:00 hours.
- The loudspeakers associated with the animatronic
features shall operate at a maximum noise level of 69 dB
LpA at 1 metre. Commissioning tests shall be carried out
in order to set the appropriate time limit following
installation.
- All mechanical plant associated with the café and shop
shall not exceed the background noise level at the
nearest residential properties. For the purposes of
commissioning, this shall equate to 80 dB AeqT at 1 metre.
The plant shall only be operational between 07:00 and
23:00 hours.

- Any grounds maintenance of the adventure golf course
shall only take place between 08:00 and 20:00 hours.
A3.5

MKC Landscape Architect

Please refer to paras 5.21-5.26.

In general, the principle of providing uses that support and Condition 4 requires approval of landscaping details.
enhance the experience of users of Furzton Lake, however
Condition 3 requires approval of levels including cut and fill
additional information relating to offsetting the loss or of the
details.
public open space should be provided.
A smaller development both in terms of building footprint,
the extent of the adventure golf course and hard
landscaping would be more environmentally sensitive.
The cross-sections do not show the size of the dinosaurs.
They show the raised levels matching the height of existing
planting on the majority of cross-sections and this raises
major concerns on the impact this will have on views and
the appearance of the proposed development.
The proposal should amend the layout of the hard and soft
landscape to better integrate the scheme into the parkland
to make a greater contribution to enhance the environment.
The proposal involves extensive land modelling and it is
requested that information is provided detailing the cut and
fill calculations and details of what, if any, additional material
is proposed to be brought on site (quantity and quality) to
protect the wildlife corridor.
A3.6

MKC Countryside Officer (Ecology)

Please refer to paras 5.27-5.30.

The proposal is supported by an ecological report that Condition 11 requires compliance with Ecology Report.
contains a number of recommendations including amongst
others:

- Using native, nectar-rich plant species and fruit bearing
shrubs and trees.
- Replacement trees/hedgerow to compensate for any
trees removed.
- Bat tubes or boxes built into the structure of the café.
Request a condition be added for approval of biodiversity
enhancement scheme and management plan.
A3.7

MKC Footpath Officer

Noted.

No comments received.
A3.8

The Ramblers Association

Noted.

A bridleway is on the west side of the site. Provided the
public right of way remains open at all times, do not wish to
raise any objections.
A3.9

Anglian Water

Please refer to paras 5.46-5.49.

The sewerage system at present has available capacity for Condition 17 requires approval of surface water drainage
the proposed development.
details.
Recommend condition that no drainage works shall
commence until a surface water management strategy has
been submitted to and approved in writing by the Local
Planning Authority.
A3.10 Shenley Brook End and Tattenhoe Parish Council

Noted.

The Parish Council fully support this application.
A3.11 Shenley Brook End Ward – Cllr Peter Cannon
No comments received.

Noted.

A3.12 Shenley Brook End Ward – Cllr Hiten Ganatra

Noted.

No comments received.
A3.13 Shenley Brook End Ward – Cllr Chris Williams
No comments received.
A3.14 Local Residents
The application was advertised by way of site notices and a
press advert.
The applicant has also undertaken two public consultation
events, one on 21st June 2016 prior to the submission of the
application and another on 27th October 2016 following
receipt of further public feedback during the course of the
application.
The occupiers of the following properties were also directly
notified of the application:
No.100 Lynmouth Crescent, Furzton
Nos. 1-11 Shallowford Grove, Furzton
Nos. 7-15 Holmewood, Furzton
Nos. 1-26 Barleycroft, Furzton
Nos. 101-111 (odds only) Favell Drive, Furzton
Nos, 4-13 The Hedgerows, Furzton
Nos. 1-6 Danesbrook Close, Furzton
The Gatehouse, The National Bowl, Watling Street H7 to H8
Ronis Hand Car Wash, Watling Street H7 to H8
Calzone Pizza, Watling Street H7 to H8
Cafe Bungalow, 159 Watling Street H7 to H8

Noted.

3 representations in support of the application were In response to the objections raised:
received and raised the following comments:
1. Please refer to paras 5.31-5.39. The applicant has
1. It would be nice to have a café with toilets for the public
provided information relating to mitigation measures
and the people that fish the lake.
relating to noise and antisocial behaviour. Conditions 12
2. The proposed would get more people to use Furzton
and 13 recommended to control opening hours.
Lake.
2. The proposed building would contain other operations
3. This piece of land is currently badly under-utilised.
including cycle hire facility and public toilets. A license to
4. Facility would bring local jobs for young people.
sell alcohol has not been applied for.
3. Please refer to paras 5.38-5.39. The intention of the
12 representations in objection to the application were
proposed building is to provide a landmark feature and
also received and raised the following comments:
maximise views across the lake.
1. Concerns about the café/restaurant staying open until
4. Please refer to paras 5.14-5.15. A Transport Assessment
11pm in terms of impact on residential amenity – noise,
has been submitted and concludes that the development
litter, antisocial behaviour.
proposals are acceptable in highways terms.
2. The building is too large for just a café and will likely be
5. The applicant has provided information on site search
used for parties/wedding receptions.
undertake. The proposed site is supported by The Parks
3. A 2-storey building has an unacceptable visual impact.
Trust.
The building should be single storey only.
6. Please refer to paras 5.1-5.6. Whilst it is acknowledged
4. Traffic congestion on Watling Street. 267 seats shown
there is a loss of public open space, the lost area on the
but only 27 additional car movements?
context of the wider park is small and is considered to be
5. Facility would be better sited at Willen Lake, the Bowl or
outweighed by the benefits of the proposed development.
near the existing Furzton Lake pub/hotel.
7. Please refer to paras 5.27-5.30. An Ecological Appraisal
6. Development would spoil peace and tranquillity and
has been carried out and concludes that there would be
character of open space.
negligible impact to wildlife and the environment.
7. Development would impact on wildlife.
8. The proposed hiring of cycles is not considered to impact
8. Provision of cycle hire would lead to congestion on
on those area of footpaths as suggested, but would
footpaths in park which are already narrow.
nonetheless be managed by The Parks Trust.
9. Increased likelihood of people parking in adjacent
9. Please refer to paras 5.17-5.20. The proposed
residential areas, particularly if there was a charge for
development includes an additional 26 bays to those
use of car park.
existing and also includes an overflow car parking. There
is no current plan to charge for parking.

