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1.0

RECOMMENDATION

1.1

It is recommended that permission is granted subject to conditions set out in this
report and completion of a S106 agreement within 28 days of a DCC resolution to
grant permission.

1.2

That the Head of Planning be delegated authority to extend the 28 day deadline in
the event that there are delays to the signing of the s106 which are considered
reasonable in the circumstances.

2.0

INTRODUCTION
The Site

2.1

The application site is an irregularly shaped, 6.9-hectare parcel of land to the east of
Timbold Drive in Kents Hill, Milton Keynes. It is undeveloped and contains grassland
and some hedgerows which run through the site at various points.

2.2

The site is bounded to the west by Timbold Drive and to the east by existing
residential development. Neighbouring the site to the south is a green highway verge
and redway which distinguishes the site from Groveway, while to the north the site is
adjoined by a bank of trees and footpaths, beyond which lies a mixture of residential

development to the north-east and the Exhibition Centre and Kents Hill Secondary
School to the north-west. The Open University, Marriot Delta hotel and Kents Hill
Nursery are also located near the site on the western side of Timbold Drive.
2.3

The shape of the site is dictated by the route of Timbold Drive which meanders
westwards as it moves away from Groveway. Consequently, the northern section of
the site is relatively wide while the southern portion of the site gradually narrows
before reaching the boundary with the highway verge. The topography of the site
varies. Timbold Drive itself gradually rises up as it moves northwards which
influences the levels on the site. However, it is also noted that the site, generally,
slopes downhill from east to west.

2.4

Plan:MK allocates the site for Housing. The site is not subject to any other
designations within Plan:MK, however it is included within the Site Allocations Plan
Supplementary Planning Document [‘SAP’] and is subject to the Kents Hill Park
Development Brief [‘the Brief’], the latter of which covers several parcels of land
between Groveway to the south and Standing Way to the north.

2.5

The application site contains two of these parcels, as defined in the Brief- Site D1
and Site C. Site D1 forms the southern end of the site and is bounded to the north by
the abovementioned hedgerows, while Site C forms the remaining northern section
of the site.

2.6

In Plan:MK, Site D1 and C form the majority of ‘Reserved Site HS72’, which is
allocated for the provision of 148 housing units. The remainder of ‘Reserved Site
HS72’ is situated on the western of Timbold Drive, north-east of the Marriot Delta.
The portion of land is referred to within the Brief as ‘Site A (south)’.

2.7

The site is situated within Flood Zone 1, however the probability of surface water
flooding varies throughout the site from ‘very low’ to ‘high’. No listed buildings or other
designated heritage assets are situated on or near the application site, with the
nearest listed building, Walton Cottage (Grade II Listed), situated some 250m away.
The site is mostly located within an ‘Amber’ Risk Zone for Great Crested Newts
[‘GCNs’] although a small section of the southern portion of the site is situated within
the ‘Green’ Risk Zone.
The Proposal

2.8

The application seeks outline permission, with all matters reserved, for the
development of up to 171 residential dwellings. In addition, the application also
proposes a local shop of up to 250sqm Gross Internal Area [GIA] which would
possess a flexible A1 to A4 use.

2.9

It is worth noting at this stage that, while it is acknowledged that as of the 1st
September 2020 the 'A' Use Class became redundant with the introduction of the
Town and Country Planning (Use Classes) (Amendment) (England) Regulations
2020 (“the Regulations”), there is no requirement for the Use Class referenced within
the description of the proposal to be altered as this application was submitted to the
Local Authority prior to this date. As Regulation 4 of the Regulations states,

"If prior to the commencement of the material period [the period beginning 1st
September 2020 and ending 31st July 2021], a relevant planning application was
submitted, or was deemed to be submitted, to the local planning authority which
referred to uses or use classes which applied in relation to England and were
specified in the Schedule to the Use Classes Order on 31st August 2020, that
application must be determined by reference to those uses or use classes."
2.10

Accordingly, this aspect of the application will be assessed on the understanding of
the ‘A’ Use Class as defined in the legislation prior to 1st September 2020.

2.11

The reserved matters are access, appearance, landscaping, layout and scale, which
will not be determined within this application. However, the scheme will be assessed
to ensure that it is possible to meet the policy requirements associated with each of
these matters if and when approval for them is sought.
Amendments during the application process

2.12

During the application process the description of the development was altered to
remove reference to Use Class A5 (hot-food takeaways). Further, an updated
Transport Assessment [‘TA’] was submitted following the initial comments received
from the Highway Officer. The updated TA included previously omitted appendices.
The applicant also provided a pre-planning assessment report from Anglian Water
evidencing agreement to the use of their systems for water disposal following initial
comments from the Lead Local Flood Authority [‘LLFA’].
Background

2.13

The application site is subject to a previously approved hybrid outline planning
application (ref: 17/02616/OUT) with all matters reserved, for the development of up
to 148 residential dwellings with associated retail and ancillary features. The
application also sought full planning permission for a hospital.

2.14

However, the application site associated with this previous application also included
‘Site A (south)’. Consequently, while this previous application incorporated Sites D1
and C, its redline boundary differs from this current application.

2.15

It is understood that this current application, which omits the hospital, has been
submitted as a consequence of Spire Healthcare PLC, the named operator of the
permitted hospital, not taking the project forward.
Reason for referral to committee

2.16

The application has been referred to Development Control Committee at the request
of Councillor Jenni Ferrans on the grounds that the planning statement submitted
with the application states that the housing proposed on the site consists of 46% flats
and 54% houses. On this basis, Councillor Ferrans states that this places doubt on
the ability of the scheme to be policy compliant.

Scope of debate/decision
2.17

This application proposal is in outline with all matters reserved, while the illustrative
masterplan and parameter plans submitted with the application are indicative and will
not form part of the planning permission. They serve to evidence that a policy
compliant scheme could come forward at reserved matters stage and, broadly, what
this scheme may look like.

3.0

RELEVANT POLICIES
National Policy

3.1

National Planning Policy Framework (February 2019) (NPPF)
Section 2 - Achieving sustainable development
Section 4 – Decision-making
Section 5 - Delivering a sufficient supply of homes
Section 7 – Ensuring the vitality of town centres
Section 8 - Promoting healthy and safe communities
Section 9 - Promoting sustainable transport
Section 11 - Making effective use of land
Section 12 - Achieving well-designed places
Section 14 – Meeting the challenge of climate change, flooding and coastal change
Section 15 – Conserving and enhancing the natural environment
Section 16 – Conserving and enhancing the historic environment.
In addition, the Planning Practice Guidance is also a material consideration
The Development Plan

3.2

Neighbourhood Plan
The site is not located within a designated neighbourhood plan area.

3.3

Plan:MK (March 2019)
Policy DS1 – Settlement Hierarchy
Policy DS2 – Housing Strategy
Policy DS4 – Retail and Leisure Development Strategy
Policy SD1 – Place-making Principles for Development
Policy SD10 – Delivery of Strategic Urban Extensions
Policy ER9 – Character and Function of the Shopping Hierarchy
Policy ER10 – Assessing Edge of Centre and Out of Centre Proposals
Policy HN1 – Housing Mix and Density
Policy HN2 – Affordable Housing
Policy HN4 – Amenity, Accessibility and Adaptability of Homes
Policy CT1 - Sustainable Transport Network
Policy CT2 - Movement and Access
Policy CT3 - Walking and Cycling
Policy CT5 - Public Transport

Policy CT6 - Low Emission Vehicles
Policy CT9 – Digital Communications
Policy CT10 - Parking Provision
Policy EH7 – Promoting Healthy Communities
Policy INF1 - Delivering Infrastructure
Policy FR1 - Managing Flood Risk
Policy FR2 - Sustainable Drainage Systems (SUDS) and Integrated Flood Risk
Assessment
Policy NE1 - Protection of Sites
Policy NE2 - Protected Species and Priority Species And Habitats
Policy NE3 - Biodiversity and Geological Enhancement
Policy NE4 - Green Infrastructure
Policy NE6 – Environmental Pollution
Policy L4 – Public Open Space Provision in New Estates
Policy D1 - Designing a High Quality Place
Policy D2 - Creating a Positive Character
Policy D5 - Amenity and Street Scene
Policy CC1 - Public Art
Policy SC1 - Sustainable Construction
3.4

Supplementary Planning Documents/Guidance
Parking Standards SPD (January 2016)
New Residential Development Design Guide (April 2012)
Affordable Housing SPD (January 2020)
Sustainable Construction Guide SPD (April 2007)
Milton Keynes Drainage Strategy - Development and Flood Risk SPG (May 2004)
Site Allocations Plan (July 2018)
Planning Obligations for Education Facilities (2005)
Planning Obligations for Leisure, Recreation and Sports Facilities (2005)
Social Infrastructure Planning Obligations (2005)

3.5

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

3.6

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

4.0

RELEVANT PLANNING HISTORY

4.1

Relevant Pre-application Advice
19/03006/PRELAR

Pre application to refine the design and layout of consented scheme to application
17/02616/OUT
Date Advice Given - 16.01.2020
Summary:
-

-

-

-

4.2

The proposal is considered acceptable in principle in terms of the uses and
quantum of development and could be in the form of a hybrid application or two
separate full and outline application for the hospital and residential respectively.
There are no significant objections in terms of the design and layout,
landscaping or highways matters but further details will need to be provided with
an application and the points raised within the body of the report should be
addressed.
The scheme should address the issues related to Great Crested Newts (GCN)
and other biodiversity issues as highlighted within the report.
The approach of using the existing s.106 agreement as a basis for a future
agreement is acceptable in principle, subject to further consultation when the
application is submitted and it is recommended that discussions between the
LPA and the applicant on this issue continue prior to submission of the planning
application(s).
The applicant is recommended to continue their ongoing dialogue with Ward
and Parish Councillors.

Application Site
17/01905/EIASCR
EIA Screening option request for up to 148 homes (class C3), a private
hospital (class C2) and associated landscaping and facilities
EIANRQ 01.08.2017

5.0

17/02616/OUT
Hybrid planning application for the development of: up to 148 residential
dwellings with associated retail and ancillary features (all matters reserved);
and a 47 bed hospital with associated works including parking and
landscaping (detailed submission)
PER 09.03.2018
CONSULTATIONS AND REPRESENTATIONS

5.1

Kents Hill and Monkston Parish Council
-

5.2

“The existing ‘desire path’ through the woods towards the pond area should be
maintained and enhanced, as it is obviously a useful feature for residents.”

Cllr Jenni Ferrans – Monkston Ward
Initial comments
-

Generally supportive of the application as it would have less of an impact on the
area.

-

No statement confirming the affordable housing to be supplied or whether the
proposal would accord with the Strategic Housing Market Assessment
Can the status of the hedgerow running through the site be checked given its
ecological significance?
Request that archaeological surveys are carried out
Request that kerb adjustments and the safety and traffic associated with access
be taken into account at reserved matters stage.
Could this application help fund bike surgeries in Monkston?
Request confirmation that bus services nearby provide convenient access to local
surgeries
Request that highways check that all surrounding bus shelters are lit.

Additional comments
-

-

5.3

Objection on the grounds that the planning statement sets out that the
development proposed consists of 46% flats and 54% houses and this sheds
doubt on the ability of the scheme to accord with MKC’s policies.
The access off Groveway is dangerous and therefore it is requested that a
condition be attached to ensure that a position for the bus shelter be agreed out
of the line of sight of oncoming traffic.

Cllr Vanessa McPake – Monkston Ward
No representations were received at the time of writing this report.

5.4

Cllr Leo Montague – Monkston Ward
No representations were received at the time of writing this report.

5.5

MKC Development Plans
-

5.6

The proposal is acceptable in principle due to its designation as a Housing site
in Plan:MK.
It is recommended that if planning permission is granted a condition be applied
to secure the submission of housing mix details for consideration within future
reserved matters applications. The proposed housing densities should also be
secured by condition.

MKC Highways
Initial comments
-

-

As the current application proposes a higher number of dwellings the key issue
for this proposal is whether the addition of 23 dwellings is likely to significantly
impact on the local highway and transport networks.
The Transport Assessment is watermarked as being in ‘draft’ and no appendices
are included within it. As a result, the TA cannot be fully approved. However, the
validation and factoring appears to be acceptable, although the caveat to this is
that appendix c (survey data) has not been included with the TA.

-

-

Subject to an assessment of the appendices, the TA appears to be acceptable
and provides an adequate updated to the 2017 application. Moreover, as all
matters are reserved at this stage and the TA confirms accordance with the
Council’s Parking Standards, there are no comments regarding layout.
If planning permission is to be granted, conditions requiring the submission of
reserved matters details for the accesses and internal roads and footways should
be imposed on any consent.

Comments following re-consultation
-

5.7

MKC Urban Design
-

5.8

Further to the receipt of an updated and complete TA (inclusive of appendices),
it is confirmed that there is no objection to the proposal subject to a condition
requiring the submission of access and internal road details with a subsequent
reserved matters application.

I don’t object to the proposed outline application in terms of design, however, I
would like to be consulted on reserve matters application where the design can
be assessed against the above policy in more detail.

MKC Flood and Water Management Officer (Lead Local Flood Authority)
Initial comments
-

Unable to support the application as there is a lack of evidence of an in principle
agreement with a relevant third party that water can be discharged into their
system.

Comments following re-consultation
-

5.9

Following the submission of additional information evidencing an agreement with
Anglian Water, no objection is raised in principle to the proposed development
subject to a condition requiring that no above ground works shall commence until
a surface water drainage scheme has been submitted to and approved by the
Local Planning Authority and implemented thereafter.

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

5.10

MKC Landscape Architect
-

5.11

No objection in principle subject to conditions requiring the submission of
landscaping details, levels, boundary treatments, lighting, a landscape
management plan and tree protection.

MKC Countryside Officer
No representations were received at the time of writing this report.

5.12

MKC Great Crested Newt Officer
-

5.13

MKC Archaeology
-

5.14

As the archaeological assessment submitted with the application indicates
moderate potential for archaeological remains of the iron Age to Roman periods
within the site, I recommend that the site is subject to archaeological field
evaluation potentially leading to mitigation of any significant remains revealed.
This can be secured via an appropriately worded condition.

MKC Environmental Health
-

5.15

Further information in relation to great crested newts and/or licensing required.
The proposals involve development within 250m of ponds and cause
damage/loss of terrestrial habitats where great crested newts (GCN) may be
present and potential harm to individual GCN. The applicant can either obtain a
site-based mitigation licence or obtain a licence via the District Licence scheme
to address this issue.

I request conditions regarding the detailed design of the residential elements and
evidence of acoustic performance of building facades, acoustic details of fixed
mechanical plant and the imposition of a restriction on hours for deliveries and
collections to and from the non-residential elements of the development.

MKC Housing Strategy Team
Initial comments
-

The development needs to comply with Plan:MK (2019). I advise that a condition
be added to ensure the housing mix is provided at outline stage and/or secure it
by condition if it has been approved and agreed.

Additional comments
-

5.16

MKC Travel Plan Coordinator
-

5.17

Supports the use of a condition to ensure that the housing mix to be provided at
reserved matters stage is in accordance with the Strategic Housing Market
Assessment.

It is recommended that the delivery of the full travel plan should be secured by
planning obligation through a S106 Agreement.

MKC Passenger Transport
No representations were received at the time of writing this report.

5.18

HSE Consultation

No representations were received at the time of writing this report.
5.19

Parks Trust
No representations were received at the time of writing this report.

5.20

Anglian Water
-

-

5.21

There are assets owned by Anglian Water, or those subject to an adoption
agreement, within or close to the development boundary that may affect the
layout of the site. It is requested that an informatives be placed on any decision
notice regarding the proximity of these assets. Also recommended that an
informative be added advising how to connect to the Anglian Water Sewerage
Network.
Requested that a condition be applied to ensure that no areas of hardstanding
are constructed until an approved surface water strategy has been
implemented.

Neighbour/ Third Party Representations
Comments have been received from 9 addresses/neighbours. The material planning
considerations are summarised below:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

6.0

Loss of green space and trees/greenery
Proposals include a high quantity of high rise buildings
No need for more housing
Increase in traffic (specifically onto Groveway)
Congestion and road safety
S106 Agreement will not address current community needs
Impact on privacy and overlooking
Impact on wildlife and biodiversity
Increase in noise from construction and retail units
Overdevelopment of the site
Visual impact on the existing neighbourhood
Increased pressure on local facilities
Lack of inclusion of disability access to homes
Concern regarding whether the scheme had been consulted on

MAIN ISSUES
Principle of Development
Highway Matters and Parking
Impact on Character of the Area
Impact on Designated Heritage Assets
Design and Layout
Housing Mix and Affordable Housing
Residential Amenity
Landscape
Ecology

Drainage and Flood Risk
Sustainable Construction
S106 Matters
Other Matters
7.0

CONSIDERATIONS
Principle of Development

7.1

The Council considers that it has an up-to-date development plan and a 5-year
housing land supply of deliverable housing sites. Therefore, in accordance with the
Planning and Compulsory Purchase Act (2004) and NPPF, the Development Plan is
the starting point for the assessment and determination of this application.

7.2

Paragraph 9 of the NPPF sets out that the objectives of sustainable development
(being social, economic and environmental in nature) should be delivered through
the preparation and implementation of plans and the application of policies in the
Framework itself.

7.3

Paragraphs 12 and 47 state that applications for planning permission be determined
in accordance with the Development Plan unless material considerations indicate
otherwise. In this instance, the extant outline planning permission (albeit possessing
a different red line boundary) is a material consideration.
Provision of Housing;

7.4

Policy DS1 of Plan:MK states that the majority of development will be focussed on
and adjacent to, the existing urban area of Milton Keynes at the locations specified
and from selective infill, brownfield, regeneration and redevelopment opportunities.

7.5

Policy DS2 of Plan:MK states new housing development in the Borough will
delivered, in part, by the completion of existing commitments as outlined in Appendix
A of the Plan.

7.6

Appendix A of Plan:MK states that Reserved Site HS72, of which the application site
a part, is allocated for the delivery of 148 residential units. Further, the Milton Keynes
SAP allocates the site, in combination with ‘Site A (south)’, for the delivery of up to
228 homes.

7.7

The Milton Keynes SAP also states that the delivery of this allocation shall take place
in accordance with sections 4 and 5 of the Brief. These sections of the Brief, which
concern ‘Development Opportunities’ and ‘Planning and Design Principles’, note the
appropriateness of residential uses, including both larger family homes and
apartments, on Site D1 and Site C.

7.8

The Development Plan allocates the site for residential use. The capacity figure for
the number of dwellings to be delivered by the application site (including ‘Site ASouth’) as set out in Plan:MK (148 dwellings) is deemed to represent the scale of
development that is expected to be delivered. While this figure differs from that in the
SAP (228), Plan:MK is considered to take precedence given that it became part of

the Development Plan more recently. Therefore, as the application proposes an
alternative scale of development, there is a need for the scheme to be assessed
alongside both other policies in the development plan and all other relevant material
considerations, such as national planning policy. The quantity of housing proposed
does not, within and of itself, render the proposal unacceptable; the other material
planning impacts associated with this quantity of development, as discussed within
later sections of this report, will.
Provision of A1-A4 Retail Space;
7.9

Policy ER9 of Plan:MK states that planning permission will be granted for additional
retail development to serve new areas of residential development. The scale of retail
and service provision provided within new areas of residential development will be
determined in development frameworks for those areas to cater for the day to day
shopping needs of the resident population and not to draw trade from a wider area.

7.10

Policy ER10 of Plan:MK states that proposals for retail and leisure development
which are outside a defined Town Centre shall be subject to a sequential test.
Further, it states that proposals for such development, on land that is not allocated
for such uses, will be subject to an impact assessment provided that, in all other
areas apart from Central Milton Keynes, the GIA of the proposed unit is 350sqm or
more.

7.11

As has already been noted above, the development of parcels D1 and C should take
place in accordance with sections 4 and 5 of the Brief. The Brief notes that ‘Site A
(south)’ could accommodate some small-scale commercial uses as part of a
residential led mixed-use development to support the potential residential
development on the site. Section 4.1.8 of the Brief states,
“Site A (south) may therefore accommodate some small scale commercial uses as
part of a residential led mixed use development to support the potential residential
development as well as the existing residential development within Kents Hill which
does not have a local centre (other than a single shop on Tenterden Crescent).”

7.12

The application proposes a flexible retail unit of up to 250sqm GIA possessing A1A4 uses. While the application site is not subject to a development ‘framework’, it is
subject to a development ‘brief’. For the avoidance of doubt, it is considered, in this
instance, that the Brief is to be treated as a ‘’framework’ for the purposes of assessing
the scheme against Policy ER9.

7.13

In this instance, Policy ER9 would appear to make permissible the provision of a
main town centre use outside of a Town Centre Area, as the Brief references the
potential provision of small-scale commercial uses to support wider residential led
development of the site. However, Policy ER10 is clear insofar as requiring proposals
for such uses to be subject to a sequential test. Moreover, the weight that can be
afforded to the Brief in this regard is diminished by virtue of the fact that Policy ER10
is both more up to date and founded upon a more recent evidence base than the
Brief.

7.14

However, in considering whether the sequential test should be applied in this
instance, it is appreciated that the extant permission which covers both the
application site and ‘Site A -South’ also includes the provision of a retail unit. As the
residential and retail aspects of this previous application were presented in outline
with all matters reserved, the extant permission provides a ‘fall-back’ position which
already offers the possibility of the provision of a retail unit on the application site.
Further, while the weight afforded to the Brief is limited, it nevertheless acknowledges
the benefit of the provision of small-scale commercial development to support the
wider residential development of the site. It should also be noted that it remains the
case that Kents Hill does not have a Local Centre and therefore the provision of a
shop in this location could also benefit existing residents within the local area.

7.15

Turning to the application of the ‘impact test’, as the proposed retail unit falls below
the 350sqm threshold it is not necessary for this test to be applied. It is deemed that
a shop of this scale would not detract from areas that have been formally allocated
for main town centre uses. By extension, the scale of the unit is such that it would
also meet the terms of Policy ER9 which seeks to prevent retail development in new
residential areas from drawing trade from a wider area.

7.16

For the reasons stated above, it is concluded, on balance, that provision of both
residential and retail uses is acceptable in principle and would accord with the
relevant policies within the Development Plan, subject to consideration of all other
material planning considerations. Therefore, it is deemed that the application accords
with Policies DS1, DS2, Policy ER9 Policy ER10 of Plan:MK, the Milton Keynes SAP
and the Brief.
Highway Matters and Parking

7.17

Policy CT1 of Plan:MK states that the Council will promote a sustainable pattern of
development in Milton Keynes by, amongst other initiatives, reducing dependence
on the private car and managing congestion. Policy CT5 of the Plan states that all
houses and most other forms of development must be no more than 400m from a
bus stop.

7.18

Policy CT2 of Plan:MK seeks to ensure that all new development is appropriately
accessible by pedestrians and provides sufficient movement within the site to
accommodate vehicles and other means of transport.

7.19

Policy CT10 states that development should accord with the Council's Parking
Standards unless mitigating circumstances indicate otherwise. Policy CT6 seeks to
ensure that an electric vehicle (EV) charging point is installed at a rate of one per
dwelling.
Access;

7.20

The application does not seek approval of the matter of access, which is reserved.
However, it is noted that the illustrative masterplan and access parameter plan
provided with the application shows several accesses to the application site from
Timbold Drive.

7.21

While access is a reserved matter, it is relevant at the outline stage to consider
whether an appropriate means of access could be provided from the existing highway
network to the application site.

7.22

Timbold Drive represents the most logical option for providing access to and from the
application site and its use in terms of connecting the site to the existing highway
network is enshrined within the Brief. Further, the Council’s Highway Officer has
raised no objections to the indicative access points shown within the applicant’s
submission.

7.23

Accordingly, while approval of the precise details of the access arrangements are
reserved, it is deemed that, in principle, the use of Timbold Drive to facilitate access
to and from the application site is acceptable, subject to consideration of other
relevant issues as outlined below.
Traffic Generation and Highway Safety;

7.24

The application is accompanied by a Transport Assessment (TA). The TA covers the
impact of both the residential aspect of the development and a forthcoming, separate
application for a proposed hospital on ‘Site A (south)’.

7.25

The application is also supported by a residential travel plan containing site-wide
overarching objectives and targets. This includes the creation of a full travel plan
within 3 months following occupation; the appointment of a travel plan coordinator; a
target to achieve a 5% reduction in single occupancy vehicle use and a commitment
submitting reporting of an annual travel survey.

7.26

The TA was updated during the application process following initial comments
received from the Highway Officer noting the absence of appendices, including
survey data, which would have served to substantiate the conclusions in the TA.

7.27

The TA concluded that the existing highway network possessed the capacity to
accommodate the additional traffic that would be generated by the proposed
development. The Highway Officer noted that, given the application excludes the
hospital, the worst case from this proposal is that it would generate lower or similar
levels of traffic to that which was previously approved in 2017.

7.28

Following the submission of the updated TA, the Highway Officer stated that the
appendices that had subsequently been provided served to adequately evidence the
abovementioned conclusions. The Planning Officer agrees with this conclusion. Any
subsequent application for the hospital, or indeed a different development, would
need to demonstrate its acceptability in regard to traffic generation and highway
safety independently.

7.29

Further, the applicant has agreed, via a S106 Agreement, to provide funding to
contribute towards traffic calming measures (including vertical features and junction
lines) along Timbold Drive to mitigate the increase in traffic that would be generated
from the development. In addition, the applicant has agreed to a contribution towards
public transport. As was the case with the S106 associated with the previous outline
application, this contribution could also be used towards improving the junction

between Groveway and Timbold Drive if agreed in writing by the Local Planning
Authority. The S106 also includes a commitment towards the monitoring of the
residential travel plan.
Car/Cycle Parking;
7.30

The application site is situated within Accessibility Zone 3, as set out within the Milton
Keynes Parking Standards.

7.31

As layout is a reserved matter, whether the scheme accords with the Milton Keynes
Parking Standards cannot be determined at this time. However, it is noted that the
TA asserts that the Standards would be adhered to if/when approval of the layout of
the development is sought. With regard to Policy CT6 and CT10, it is deemed
reasonable to apply a condition to any subsequent approval requiring that the
development shall provide 1 EV charging point per dwelling.
Public Transport and Access to Local Services;

7.32

The TA notes that the Kents Hill area is well-served by existing bus routes, with the
nearest bus stops to the site situated on Brickhill Street.

7.33

These stops provide access to several bus routes which run between Central Milton
Keynes and Bletchley. The stops lie comfortably within 400m of the application site
and have the potential to be easily accessed from the development subject to the
implementation of footpaths and other associated infrastructure. It is also noted that
the S106 includes provision for funds towards a shared cycle/pedestrian route
(Redway) on the School (Kents Hill Secondary School) side of Timbold Drive.

7.34

In terms of access to local services, it is noted that the site is 1.5km from Kingston
Shopping Centre and within walking distance from a number of local centres
including Walnut Tree and Monkston Park; offering a range of services such as GP
surgeries and dentists. Coupled with the provision of a flexible retail unit on the
application site, and indeed the abovementioned contribution towards public
transport services, it is deemed that the site possesses adequate accessibility to local
services and facilities.

7.35

For these reasons it is considered that the proposed development is, subject to the
abovementioned conditions, acceptable regarding its accessibility to local services,
public transport and traffic congestion. Moreover, it is considered that the use of
Timbold Drive as the primary means of access to the development from the existing
highway network is also acceptable, subject to details which would be provided at
reserved matters stage. Therefore, it is deemed that the proposal would accord with
Policies CT1, CT2, CT5, CT6 and CT10 of Plan:MK.
Impact on Character of the Area

7.36

Policies SD1, D1, D2 and D3 of Plan:MK requires, amongst other initiatives, that
development integrates well with the surrounding built environment through
sympathetic design, massing and scale.

7.37

Policy HN1 of Plan:MK states that net densities of proposals for 11 or more dwellings
should balance making efficient use of land with respecting the surrounding character
and context. This is echoed within Section 12 of the NPPF.

7.38

As stated above, the site is subject to the Brief, sections 4 and 5 of which any
development proposals need to be in accordance with.

7.39

Although all matters are reserved at this stage, the application is accompanied by
several parameter plans covering land use, access, building heights, density and
landscape. As stated above, an illustrative masterplan has also been provided.
However, this will not form part of approved documents should planning permission.
be granted.
Density;

7.40

The Brief states that net densities across the site should not exceed 35dwellings per
hectare (dph). The plans indicate that the average density of the development in the
northern section of the site will be 30 dph while the southern section will 35dph. The
overall net density, minus the structural planting provided by the hedgerows, would
be 32 dph.

7.41

Bearing in mind the pattern of development within the surrounding area, and
particularly to the east of the application site, the densities proposed across the site
are deemed to be reasonable and would resonate with the character of the locality
in this regard. The Urban Design Officer raised no objections in regard to the
proposed densities and noted that they appear to relate well to the surrounding
residential areas with the potential for positive site features, views and vistas to be
incorporate into and used to structure the new development. The proposed densities
also, as is evidenced by the illustrative masterplan, allow for a dispersal of areas of
green space both within and on the edges of the development which would accord
with the verdant character of the surrounding area.
Scale/Massing;

7.42

The parameter plan proposes a scale of built form which varies throughout the site
between areas designated for buildings with 2-3 storeys and areas designated for
buildings up to 3 storeys. The maximum building height would be 15m. The Brief
states that the development of parcels C and D1 should be predominantly 2 storey,
however taller elements may be permissible on to the land to the south of the
roundabout on Hammerwood Gate. It also states that buildings should be restricted
to 2 stories on higher ground, particularly towards the northeast/eastern boundaries
of the site.

7.43

While it is observed that most of buildings situated to the east of the site are two
storey dwellinghouses, there are examples of 3 storey buildings in the locality. As
such, the principle of utilising 3 storey buildings is not objected to. Further, the
building heights parameter plan provides sufficient flexibility to allow for the principles
set out within the Brief to be adhered to. It should also be noted that the Urban Design
Officer has raised no objection to the building heights parameter plan. However, it is
appreciated that further consideration of the exact location and design of the

buildings, and particularly those over 2 storeys, would need to take place following
the submission of approval for the reserved matters, should this application be
approved.
7.44

For these reasons it is considered that the proposed development would not cause
harm to the character or appearance of the area and, based on the information
provided, would allow a suitable scheme to come forward at reserved matters stage
which accords with the principles for developing the site as set out in the Brief while
also ensuring that the land is used efficiently to deliver a suitable number of homes.
Therefore, it is deemed that the development would accord with Policies SD1, D1,
D2, D3 and HN1 of Plan:MK in this regard.
Housing Mix and Affordable Housing

7.45

Policy HN1 of Plan:MK requires that proposals for 11 or more dwellings will be
expected to provide a mix of tenure, type and size of dwellings that reflects the
Council’s latest evidence of housing need and market demand. In addition, the Policy
also requires that development of this scale takes into account other factors such as
avoiding overconcentration of certain types of residential development in an area.

7.46

Policy HN2 of Plan:MK states that proposals for 11 or more dwellings should provide
a minimum of 31% of homes as affordable housing. It also stipulates the expected
tenure mix of affordable housing.
Housing Mix;

7.47

The precise mix of housing to be provided by the development has not been supplied
at this stage, owing to the fact that the application is presented with all matters
reserved. However, it is noted that the Planning Statement submitted with the
application states that the intended split between apartments and houses would be
46% to 54%. The submitted Design and Access Statement, in attempting to convey
that an appropriate scheme of 171 homes could be delivered, also included a 46%54% split between apartments and homes.

7.48

The comments from Cllr Ferrans are noted in respect of the quantity of homes and
apartments as stated in the Planning Statement. However, given that this application
is presented with all matters reserved, this application does not seek approval of the
housing mix at this time. Nevertheless, it is relevant for the Local Planning Authority
to be confident, based on the information provided with this application, that an
acceptable mix could be presented at reserved matters stage.

7.49

It is considered that the proposal provides sufficient flexibility to allow for a scheme
to come forward at reserved matters stage which is capable of reflecting the Council’s
Strategic Housing Market Assessment [‘SHMA’] and Objective Housing Need data.
Whilst it is acknowledged that the indicative figure of apartments is relatively high
considering the need for 1- and 2-bedroom apartments as set out in the SHMA, there
is scope, if necessary, for this to be adjusted via the reserved matters process.

7.50

Further, the Council’s Housing and Enabling Officer, while being aware of the
indicative split between houses and apartments as presented within the application,

raised no concerns regarding the potential for the development to ultimately deliver
a policy complaint housing mix.
7.51

To ensure that such a mix is provided, it is deemed reasonable to impose conditions
on any subsequent permission requiring any relevant reserved matters application
to include details of the mix of type and size of dwellings. These details would be
informed by the Council’s most up to date Strategic Housing Market Assessment and
Policy HN1 of Plan:MK.

7.52

It is noted that such an approach to this matter has been accepted by the
Development Control Committee previously; most recently during the determination
of application 20/00133/OUTEIS (Tickford Fields Farm) in September 2020. Such a
condition would also provide the flexibility for a scheme to be adapted to suit the
latest SHMA data, or other evidence, should this be updated in the intervening period
between permission being granted and a relevant reserved matters application
coming forward. Further, this approach is also supported by the Council’s Housing
and Enabling Officer who explained that it would provide the additional benefit of
enabling the mix to be adapted to the latest housing need data if it is updated in the
intervening period between this application being determined and any reserved
matters application coming forward.

7.53

It is also observed that the extant permission covering the site, granted in 2018, was
void of a condition, or any other type of mechanism, to control the subsequent
housing mix that could have been brought forward. While the previous and current
schemes possess different redline boundaries, the former represents a fall-back
position which, given the above, lacks the necessary controls to ensure that a policy
complaint housing mix is delivered.
Affordable Housing;

7.54

The applicant has confirmed that 31% of the proposed housing units will be allocated
as affordable housing, in accordance with Policy HN2. The siting of the affordable
housing can be addressed at reserved matters stage, while the mix of shared
ownership and affordable rent units would be secured via the associated S106
Agreement.

7.55

It is noted that the applicant, MKDP, are contractually obliged to provide 36%
affordable housing. However, as this obligation is contingent on agreements which
fall outside of the planning process and this additional provision would not be secured
via the S106 Agreement, it is not considered material to the assessment of this
application.

7.56

For these reasons it is considered that, subject to the abovementioned conditions,
the application is, on balance, acceptable in regarding to the provision of affordable
housing and housing mix. The proposal is therefore deemed to accord with Policies
HN1 and HN2 of Plan:MK.

Impact on Heritage Assets
7.57

Policy HE1 of Plan:MK states that proposals will be supported where they sustain
and, where possible, enhance the significance of heritage assets, including listed
buildings and non-designated Archaeological sites.

7.58

The nearest listed building to the application site is the Grade II Listed Walton Manor,
which is situated approximately 250m away. While it is acknowledged that the
development could be considered to fall within the setting of the listed building, it is
not deemed to cause harm to it. The setting of Walton Manor is already comprised
of a variety of development of a scale and nature that is comparable to the proposed
scheme.

7.59

The Council's Archaeologist has been consulted and having reviewed the submitted
archaeological assessment understands there is some potential for archaeological
remains from the iron age to roman periods to be present on the site. As such, a
suitably worded condition has been recommended requiring a field evaluation to be
undertaken to identify potential mitigation of any significant remains that are found. It
is agreed, given the evidence presented in the application, that this condition is
appropriate.

7.60

For these reasons it is deemed that the application is acceptable, in regard to its
impact on heritage assets, subject to the abovementioned condition. Therefore, it is
deemed that the application accords with Policy HE1 of Plan:MK and Section 16 of
the NPPF is this regard.
Design and Layout

7.61

Policies SD1, D1, D2, D3, D5 and EH7 note the need for new development to be well
designed both in terms of the design and detailing of buildings and how it is laid out.

7.62

Policy HN4 of Plan:MK provides the expected standards for the delivery of homes
built to Building Regulations Part M4(2) and M4(3). The Policy also requires new
homes to be built in accordance with the Nationally Described Space Standards
unless it can be evidenced that this is not feasible or viable.

7.63

The design and layout of the development should also follow the principles set out in
the Brief and particularly sections 4 and 5.

7.64

Although the application is presented with all matters reserved, the indicative
masterplan, parameter plans and design and access statement give an indication of
the potential design and layout of the development.

7.65

The indicative masterplan conveys that the site is capable of accommodating a play
area, attenuation ponds and incidental areas of green space. It also indicates that a
buffer could be provided between the residential development within the site and the
existing residential development to the east by retaining the bank of trees and other
greenery which forms the eastern boundary of the site.

7.66

In regard to the Brief, as is noted above, it is considered that the proposal evidences
that the scheme could delivered at an appropriate density, scale and massing at
reserved matters stage. The scheme also appears capable of incorporating other
design principles contained in the Brief, such as the retention of the existing
hedgerows on the site and the implementation of streets on parcel Site C which run
parallel and at right angles to the natural slope of the site.

7.67

The Council’s Urban Design Officer noted that the indicative layout of the site
appears to promote good physical and mental health with places and routes that
create passive surveillance and a wealth of active frontages. The Officer also
highlight the need for future reserved matters applications to provide visual clues to
assist with wayfinding, adopt perimeter block principles so that the fronts of houses
overlook streets and other public areas and promote community cohesion through
the creation of permeable environments. Both the Planning Officer and Urban Design
Officer are in agreement that these suggestions are capable of being incorporated
into the design of the scheme based on the plans provided at this stage.

7.68

The Council’s Landscape Officer, similarly, raises no objection to the development
of the site but requested amendments to the parameter plans. Most of these
amendments are minor and concern small inconsistencies between the plans which
are considered to be a result of what they are trying to display as oppose to any errordeliberate or otherwise. For example, the density and building heights parameter
plans are not intended to consider landscape features and open space and thus the
omission of these items from the plans is deemed reasonable.

7.69

With reference to the comments made by the Parish Council, while it acknowledged
that the illustrative masterplan does not indicate that the existing desire line through
the site from the woods across to Timbold Drive- currently denoted on site by a worn
pathway through the grass as opposed to a properly surfaced footpath- is to be
retained and enhanced, it does appear to provide suitable alternative routes through
the site. Further, it should be noted that the further development and the ultimate
finalisation of routes through the site will occur via the reserved matters process.

7.70

With reference to Policy HN4, it is deemed necessary for a condition to be imposed,
should planning permission be granted, to ensure that any relevant reserved matters
application for housing on the site accords with the requirements of the Policy in
respect of the provision of homes which are Building Regulation M4(2) and M4(3)
compliant. A separate condition would also be imposed to ensure that the new homes
are built in accordance with the Nationally Described Space Standards.

7.71

For these reasons it is considered that the application provides sufficient information
at this stage to ensure that the proposed development has the potential to possess
an acceptable design and layout. Therefore, it is deemed that the application would
accord with Policies SD1, D1, D2, D3, D5, EH7 and HN4 of Plan:MK.
Residential Amenity

7.72

Policy D5 of Plan:MK states that all proposals will be required to create and protect
a good standard of amenity for buildings and surrounding areas.

7.73

Policy NE6 of Plan:MK requires developments to have an acceptable impact on
future occupiers and neighbours in relation to issues including noise and
environmental pollution.

7.74

Given the site context, the proposed development would likely have the most
significant impact on those properties immediately adjoining the site to the east along
the residential streets of Groombridge, Felbridge and Crowborough Lane.

7.75

The proximity of the site to Groveway, a busy grid road, is also noted as is the
potential impact this may have on future occupiers of homes located at the southern
end of the site.

7.76

While it is not possible to thoroughly interrogate the impact of the development on
existing residential properties at this stage, given that this application has been
presented with all matters reserved, it is observed that the natural slope of the land
is likely to limit the impact of the proposed development on the amenity of existing
properties, particularly on Crowborough Lane. Further, the indicative site plan and
land use parameter plan indicates that the existing green buffer between the site and
properties along the southern portion of Crowborough Lane, Felbridge and
Groombridge could be retained, thus providing an approximate 28m buffer from the
development at its widest point.

7.77

Turning to the proposed flexible retail unit, while the location of the unit remains
undetermined at this time, it is likely to be sited in close proximity to some of the
proposed residential units. Consequently it is deemed reasonable for a condition to
be imposed on any subsequent permission requiring the opening times of the unit to
be agreed in writing by the Local Planning Authority prior to its occupation in the
interest of protecting the amenity of future occupiers of the development. The
Council’s Environmental Health Officer also requested conditions concerning the
acoustic details of any fixed mechanical plant and design details of any service areas
associated with the retail unit, in addition to a condition to control the hours during
which deliveries can be made. These conditions are also deemed reasonable for the
abovementioned reason.

7.78

The Council’s Environmental Health Officer also noted that the previous application
for the site was presented with a noise assessment. The assessment recommended
that a condition be applied to any subsequent permission requiring the detailed
design elements of the residential elements to accord with the standards of BS 8233
in the interest of protecting future occupiers from the road noise associated with
Groveway. While this application was not submitted with a noise assessment, it is
deemed reasonable for this condition to be carried over in the interest of protecting
the amenity of future occupiers of the development.

7.79

In regard to contamination, it is noted that the previous permission to develop the site
was subject to a condition requiring the Local Planning Authority to be contacted
should any unforeseen contamination be found on the site and appropriate
remediation measures to be implemented should this event occur. A condition was
also imposed requiring the submission of a Construction and Environment
Management Plan. It is deemed appropriate that these conditions also be applied to

any permission granted for this application given the similarities between the two
schemes.
7.80

Subject to the abovementioned conditions, it is deemed that the application is
acceptable in regard to the matters of residential amenity and environmental
pollution. In regard to residential amenity specifically, it is considered that the outline
application provides sufficient evidence to prove that an application could come
forward at reserved matters stage which would both provide sufficient amenity for
both the residents of the development and residents occupying existing houses
within the vicinity of the site. Therefore, it is deemed that the application would accord
with Policies D5 and NE6 in this regard.
Landscape

7.81

Policies D1, D2 and D5 of Plan:MK require new development to incorporate hard and
soft landscaping which reflects the verdant character of Milton Keynes and
contributes towards the character and appearance of the development.

7.82

Policies NE4 and L4 of Plan:MK seek to ensure that new development contributes
towards the creation of green infrastructure and provides sufficient open space in
accordance with Policy L4 of Plan:MK.

7.83

While the application has been presented with the matter of landscape reserved, and
thus the proposed landscaping cannot be fully assessed at this time, the indicative
site plan evidences that soft landscaping features could be incorporated into the
development via incidental areas of open space and tree lined avenues. Further, as
has been stated above, the development could retain the existing hedgerows on the
site while also retaining the considerable landscape buffer separating the site from
existing development to the east. Indeed, an arboricultural assessment has been
submitted with the application that confirms that the retention of the landscape buffer
and hedgerows.

7.84

The arboricultural assessment also provides detail on the removal of some existing
trees on the site to facilitate the development of the scheme. The assessment details
that a majority of the trees to be removed are category ‘C’, with their removal deemed
not to be significant to the general amenity and screening of the site. Some category
‘B’ trees and hedges would need to be removed in full or in part, primarily to facilitate
the creation of access to the site, however the assessment concludes that their loss
would also not be significant. No category ‘A’ trees are due to be removed- the
majority of which form the abovementioned buffer between the application site and
the existing residential development to the east.

7.85

The Council’s Landscape Officer raised no objection at this stage on landscape
grounds subject to the implementation of several conditions pertaining to the
provision of a landscaping scheme and management/maintenance plan, details of
levels, tree protection measures and boundary treatments. These conditions are
deemed to be necessary and it is recommended that they be applied to any
subsequent permission for the proposed development.

7.86

For these reasons it is considered that, subject to the abovementioned conditions,
the application presents sufficient information to evidence that an appropriate level
of landscaping can be both provided and retained via the proposed development.
Therefore, it is deemed that the application accords with Policies D1, D2, D5, L4 and
NE4 of Plan:MK in this regard.
Ecology

7.87

Policy NE1 states that development proposals which would be likely to harm the
biodiversity or geological conservation value of a site of countywide or local
importance will only be permitted subject to satisfying criteria associated with the
need for the development and the provision of suitable compensation and mitigation.

7.88

Policy NE2 of Plan:MK states that, where there is a reasonable likelihood of the
presence of statutorily protected species or their habitats, development will not be
permitted unless it has been demonstrated that the proposed development will not
result in a negative impact upon those species and habitats.

7.89

Policy NE3 seeks to ensure that development delivers a net increase in biodiversity
where possible. It states that proposals providing in excess of 5 dwellings will be
required to submit a Biodiversity Impact Assessment [‘BIA’] to demonstrate any loss
or gain of biodiversity. As a last resort, any loss of biodiversity may be compensated
by a contribution towards providing improvements to biodiversity elsewhere in the
Borough, although the Policy states that this can only occur if harm cannot be
mitigated or avoided.

7.90

The application site is located predominantly within an ‘amber’ Risk Zone for GCNs.
It is also noted that there are records of other protected species within the vicinity of
the site. Further, the proposed development is required to provide a biodiversity
impact assessment [‘BIA’], as per Policy NE3, as it seeks to provide in excess of 5
new dwellings.

7.91

The application is accompanied by an ecological site appraisal and a BIA. The
ecological site appraisal provides a series of recommendation measures that could
be provided to safeguard biodiversity on the site, while the BIA indicates that a
monetary contribution of £127,000 would be required to offset the loss of biodiversity
incurred by the development.

7.92

While it is noted that Policy NE3 regards financial compensation as the last resort for
addressing a loss of biodiversity, the application site is allocated for development
and, therefore, it is expected that at least some loss of biodiversity is due to occur as
a result, particularly as the site Is previously undeveloped.

7.93

The Council’s Ecologist has not provided any formal comments on the application,
however it is noted that correspondence was received confirming agreement to the
abovementioned compensatory figure to address the loss of biodiversity as a
consequence of the development.

7.94

The Council’s GCN Officer did provide a consultation response to the application and
recommended that the applicant either acquire a European Protected Species (ESP)

site-based licence in respect of GCNs or apply for the District Licence Scheme in
order to address the potential for the development to damage GCNs and their habitat.
In response to this, the applicant has confirmed that they will be acquiring an EPS
site based mitigation licence to address this issue. Accordingly, it is recommended
that a condition be applied to any subsequent permission to ensure that the applicant
provide evidence that they have obtained this licence prior to the commencement of
works on site. The use of this condition has been endorsed, verbally, by the Council’s
GCN Officer.
7.95

In addition to the above, it is also recommended that a condition be imposed to
ensure that the mitigation measures and recommendations set out in the applicant’s
ecological site appraisal are implemented. The measures include the installation of
artificial nest boxes for birds; provision of small gaps at the base of residential
boundary fences to enable continued dispersal of small mammals across the site;
installation of roost boxes for bats and the covering of working day excavations and
the capping of open pipework to prevent the entrapment of animals. A further
condition would also be applied specifically requiring the provision of a bat friendly
lighting scheme to prevent severance of bat commuting and foraging routes. The
compensatory sum associated with the loss of biodiversity would be addressed via
the S106 Agreement.

7.96

For these reasons it is considered that, subject to the abovementioned conditions,
the application would be acceptable in regard to its impact on protected species and
biodiversity. Therefore, it is deemed that the application accords with Policies NE1,
NE2 and NE3 in this regard.
Drainage and Flood Risk

7.97

Policy FR1 of Plan:MK states that all new development must incorporate a surface
water drainage system with acceptable flood control and demonstrate that water
supply, foul sewerage and sewage treatment capacity is available or can be made
available to serve the development.

7.98

Policy FR2 requires new development to incorporate sustainable urban drainage
systems [‘SUDS’] as a means of managing surface water drainage.

7.99

The application site is located in flood zone 1, as per the Environment Agency’s flood
mapping system, and is at a low risk of flooding from rivers or the sea. In regard to
flooding from surface water, most of the site is considered to be at very low risk.
However, there are two distinct areas within the site that are considered to be at low
to high risk. These areas are situated at the southern tip of the application site and
the area immediately north-east of the Open University.

7.100 The application is accompanied by a flood risk assessment [‘FRA’]. Supplementing
the FRA, a pre-planning report was submitted during the application process which
contained an agreement in principle from Anglian Water for surface water to be
disposed into their sewerage systems.
7.101 The FRA details that the proposed surface water drainage system would be designed
to convey surface water only, with foul water discharged separately. The discharging

of surface water via infiltration was ruled out as a consequence of the geological
character of the site. Therefore, the use of SUDS was deemed the most appropriate
means of draining surface water run-off. The FRA outlines that 5 SUDS mechanisms,
the majority of which would be above ground features, are to be utilised including
green/blue roofs, detention basins, swales, permeable paving and attenuation tanks.
Through the use of these mechanisms, the FRA confirms that surface water
discharge can be restricted to 2.9 l/s/ha before disposal into 4 new connections to
Anglian water surface water sewers.
7.102 The LLFA, following the submission of the pre-planning report from Anglian Water,
raised no objection to the proposals subject to a condition regarding the submission
of a full surface water drainage scheme for the site. This condition is deemed
necessary in order to ensure the strategy outlined within the FRA is formalised and
implemented.
7.103 For these reasons it is considered that, subject to the abovementioned condition, the
application is acceptable in regard to drainage and flood risk. Therefore, it is deemed
that the development accords with Policies FR1 and FR2 of Plan:MK in this regard.
Sustainable Construction
7.104 Policy SC1 of Plan:MK, which relates to sustainable construction, requires
development proposals to demonstrate how they will implement the principles and
requirements set out within the Policy. These principles and requirements refer to
matters such as materials and waste, energy and climate and water. In particular,
the Policy requires that development proposals for 11 dwellings or more will need to
submit an Energy and Climate Statement that demonstrates how the proposal will
achieve certain reductions in carbon via the use of materials (19%) and the
implementation of renewable energies (20%). The Policy also requires that any
residual carbon emissions are addressed via a contribution to the Council’s carbon
offset fund.
7.105 As this application has been presented with all matters reserved, it is not possible for
the applicant to provide an Energy and Climate Statement which confirms how they
intend to achieve the prescribed reductions in carbon emissions from the
development. Accordingly, it is deemed reasonable for a condition to be imposed on
the permission requiring this statement to be provided as part of any subsequent
reserved matters application. The associated S106 would include an estimated
contribution towards carbon neutrality to address any residual carbon emissions from
development and this has the scope to be adapted upon the submission of the
abovementioned Energy and Climate Statement.
7.106 For these reasons it is considered that the proposed development is acceptable in
regard to the matter of sustainable construction, subject to the condition set out
above. Therefore, it is deemed that the application accords with Policy SC1 of
Plan:MK.

S106 Matters
7.107 Policy INF1 of Plan:MK seeks to ensure that the necessary on and off-site
infrastructure required to support and mitigate the impact of development is either
already in place or that there is a reliable mechanism in place to ensure that it is
delivered. Policy CC1 requires contributions towards public art. Policy SC1 requires
that any residual carbon emissions are addressed via a contribution to the Council’s
carbon offset fund.
7.108 The applicant has agreed to enter into a S106 Agreement to secure contributions to
mitigate the impact of the development on local infrastructure including primary
education, leisure, recreation and sports, social infrastructure and carbon neutrality.
The Agreement would also ensure that 31% of the dwellings to be delivered as part
of the proposed development would be ‘affordable’. These contributions, which are
detailed in the table below, are considered to meet the tests for obligations as
outlined at paragraph 204 of the NPPF and are deemed to be in accordance with CIL
Regulations 122 and 123.
7.109 The S106 Agreement would also serve to secure the provision of affordable housing
within the development. Further, the Agreement obliges the applicant to enter into a
S278 Agreement to ensure provision of the agreed offsite redways works and
highways mitigation works. All monetary contributions will be expressed within the
agreement on a per unit basis. This ensures that, if the development does not deliver
the maximum 171 units, the contributions can be prorated depending on how many
units ultimately come forward. It should be noted that this is consistent with the S106
associated with the previous application to develop the site.
7.110 It should also be noted that, in contrast to the previous agreement, that the
contribution towards local play provision has been removed. This is due to the fact
that the applicant has committed to providing a local play area on site, rather than
provide a contribution towards the improvement and/or enhancement to other play
areas in the locality.
Contribution
Total Early Years
Primary pupils
Secondary pupils
Post 16 pupils
Playing Fields
Neighbourhood Play
Community Hall
Local Parks
District Parks
Allotments
Library and Adult Continuing
Education
Crematorium/Burial Grounds
Health Facilities
Waste Management
Waste Receptacles

Provision Cost
£121,146 (£708.46) p/u)
£598,602 (£3,500.60 p/u)
£644,273 (£3,767.68 p/u)
£139,745 (£817.22 p/u)
£77,867 (£445.36 p/u)
£111,000 (£643.27 p/u)
£34,363 (£200.95 p/u)
£14,800 (£85.55 p/u)
£29,600 (£173.01 p/u)
£13,875 (£81.14 p/u)
£49,482 (£289.37 p/u)

Maintenance Cost
n/a
n/a
n/a
n/a
£66,600 (£389.47 p/u)
£142,080 (£830.88 p/u)
n/a
£21,460 (£125.50 p/u)
£42,920 (£250.99 p/u)
n/a
n/a

£13,557 (£79.28 p/u)
£268,239 (£1568.65 p/u)
£66,936 (£391.44 p/u)
£17,100 (£100)

n/a
n/a
n/a
n/a

Emergency Services
Voluntary Sector
Inward Investment
Public Art - 1% (Estimated)
Public Transport/ Junction
Improvement Works
Carbon Neutrality (Estimated if
applicable)
Redways
Traffic Calming
Biodiversity
Travel Plan Monitoring Fee
Total Contribution:
Per Unit:

£7,456 (£43.6 p/u)
£28,130 (£164.5 p/u)
£173,188 (£1,012.80 p/u)
£74,000 (£432.75 p/u)
£293,000 (£1,713.45 p/u)

n/a
n/a
n/a
n/a
n/a

£74,000 (estimated)
(£432.75 p/u)
£250,000 (£1,461.99 p/u)
£50,000 (£292.38 p/u)
£127,000 (£742.69 p/u)
£4,710

n/a
n/a
n/a
n/a
n/a

£3,754,559
£21,956.49

7.111 Subject to the applicant signing the S106 Agreement, it is considered that the
application would provide sufficient contributions and obligations to mitigate any
impact of the proposed development on local infrastructure while also meeting the
requirements of Policies CC1 and SC1 in respect of public art and sustainable
construction.
Other Matters
Concerns as to whether the scheme had been consulted on;
7.112 Whilst the comments from local residents regarding public consultation are noted,
the applicant has provided evidence that there was pre-application consultation on
the proposed scheme. This evidence includes a flyer advertising a consultation
process and subsequent responses received from members of the public regarding
the proposals. Although it is appreciated that the quality and thoroughness of the
consultation is subjective, the evidence provided is deemed sufficient to address this
issue.
8.0

CONCLUSIONS

8.1

The proposed development has been found to accord with the Development Plan
and, where relevant, national planning policy and guidance.

8.2

The application proposes the residential development of a site that is allocated for
housing in Plan:MK. Although at outline stage, the application has provided sufficient
evidence to confirm that approval of all of the reserved matters could be achieved at
a later date and in accordance with the relevant national and local planning policies.

8.3

It is therefore recommended that the application be approved subject to a S106
Agreement (the details of which are set out above) and the below conditions.

9.0

CONDITIONS
1. The approved development shall be carried out in accordance with the following
drawings/details:
Received 18.05.2020
Site Location Plan, Drawing No. 005, Revision A
Residential Travel Plan, Reference No. 109482-R003
Waterman Flood Risk Assessment, May 2020
Urban Edge Environmental Consulting, Site Appraisal (Revised Proposals),
March 2020
Arboricultural Survey Report and Impact Assessment, April 2020
Received 12.06.2020
Transport Assessment, Reference No. 109482-R002
Reason: For the avoidance of doubt and in accordance with the requirements of
The Town and Country Planning (General Development Procedure) (England)
Order 2015.
2. Application/s for approval of all the reserved matters shall be made to the Local
Planning Authority before the expiration of three years from the date of this
permission. The development hereby permitted shall be begun no later than the
latest of the following dates:i.

The expiration of three years from the date of this permission; or

ii. The expiration of two years from the date of the approval of the last of the
reserved matters to be approved
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 the requirements of Section 91 of the
Town and Country Planning Act 1990.
3. Approval of the details of the appearance, means of access, landscaping, layout
and scale (hereinafter called ''the reserved matters'') shall be obtained in writing
from the Local Planning Authority before any development is commenced.
Reason: This is outline permission only and these matters have been reserved
for the subsequent approval of the Local Planning Authority.
4. Any reserved matters applications for the proposed housing shall contain details
evidencing that electric vehicle charging points are to be provided at a rate of 1
per dwelling.
Reason: To maximise the use of sustainable modes of transport in accordance
with Policy CT6 of Plan:MK (2019).

5. Notwithstanding the details submitted in support of this application, the
submission of details for reserved matters approval shall include details of the
proposed accesses, estate roads and footways serving that part of the
development for which approval is sought.
Reason: For the avoidance of doubt and to ensure that the accesses and estate
roads proposed provide a safe and convenient means of entering, leaving and
moving within the proposed development in accordance with Policy CT2 of
Plan:MK (2019).
6. Notwithstanding the approved documents, any relevant reserved matters
application containing residential units shall include details of:
a. development density, and
b. the mix of type and size
of both market and affordable dwellings to be provided.
This detail shall be informed by the Council's most up to date Strategic Housing
Market Assessment (SHMA) evidence and Policy HN1 of Plan:MK, or any later
relevant policy. The detail shall be approved in writing by the Local Planning
Authority and the development carried out in accordance with the approved
details.
Reason: To ensure that the proposed development provides an adequate variety
of housing mix to reflect need within the District, and to comply with Policies HN1
and HN2 of Plan:MK (2019).
7. Any housing reserved matters application shall include details of the location and
type (mix and tenure) of affordable housing pursuant to the development parcel
for which approval is sought. Each phase or part of the development should be
carried out in accordance with the approved details.
Reason: In order to ensure that the development and location of the affordable
housing is appropriate in accordance with Policy HN2 of Plan:MK (2019).
8. Unless otherwise agreed in writing by the Local Planning Authority, any relevant
reserved matters applications containing residential units shall provide details
evidencing accordance with the Nationally Described Space Standards.
Reason: To ensure and acceptable level of future occupier amenity, in
accordance with Policy HN4 of Plan:MK (2019).
9. Unless otherwise agreed in writing by the Local Planning Authority, any relevant
reserved matters applications containing residential units shall provide details
evidencing the following:
-

At least 60% of the dwellings across market and affordable tenures are built to
Building Regulations Part M4(2) standards for accessible and adaptable

dwellings (the delivery of which should be distributed across market and
affordable tenures)
-

At least 5% of all new market dwellings shall be capable of being readily
adapted to the Building Regulations Part M4(3) wheelchair accessible standard.

-

At least 10% of all new affordable dwellings are built to Building Regulations
Part M4(3) wheelchair accessible standard. These dwellings should include
automatic fire suppression measures consistent with Building Regulations Part
B.
Reason: To provide a suitable number of accessible homes in accordance with
Policy HN4 of Plan:MK (2019).

10. No above ground works shall commence until a surface water drainage scheme
for the site, based on sustainable drainage principles, has been submitted to and
approved in writing by the local planning authority. The scheme shall
subsequently be implemented in full accordance with the approved details prior to
occupation of the first dwelling.
The scheme shall be based upon the principles within the Flood Risk
Assessment, prepared by Waterman Infrastructure & Environment Limited,
reference WIE16693-100-R-1-2-1-FRA, dated 11 May 2020 and shall also
include:
a) Full calculations detailing the existing surface water runoff rates for the QBAR,
3.3% Annual Exceedance Probability (AEP) (1 in 30) and 1% AEP (1 in 100)
storm events;
b) Full results of the proposed drainage system modelling in the abovereferenced storm events (as well as 1% AEP plus climate change), inclusive of all
collection, conveyance, storage, flow control and disposal elements and including
an allowance for urban creep, together with an assessment of system
performance;
c) Detailed drawings of the entire proposed surface water drainage system,
including levels, gradients, dimensions and pipe reference numbers;
d) Full details of the proposed attenuation and flow control measures;
e) Site investigation and test results to confirm infiltration rates;
f) Temporary storage facilities if the development is to be phased;
g) A timetable for implementation if the development is to be phased;
h) Details of overland flood flow routes in the event of system exceedance, with
demonstration that such flows can be appropriately managed on site without
increasing flood risk to occupants;
i) Full details of the maintenance/adoption of the surface water drainage system;
j) Measures taken to prevent pollution of the receiving groundwater and/or
surface water
The drainage scheme must adhere to the hierarchy of drainage options as
outlined in the NPPF PPG

Reason: To ensure that the proposed development can be adequately drained
and to ensure that there is no increased flood risk on or off site resulting from the
proposed development in accordance with Policies FR1 and FR2 of Plan:MK
(2019).
11. No development shall take place above slab level until full details of both hard
and soft landscape works have been submitted to and approved in writing by the
local planning authority. Soft landscape works shall include planting plans at a
minimum scale of 1:300 with schedules of plants noting species, supply sizes and
proposed densities; and a tree planting details drawing. The planting plans shall
include existing trees and/or hedgerows to be retained and/or removed accurately
shown with root protection areas; existing and proposed finished levels and
contours; visibility splays; street lights; proposed and existing functional services
above and below ground. All hard and soft landscape works shall be carried out
in accordance with the approved details and prior to the first occupation of the
building(s) or the completion of the development whichever is the sooner, or in
accordance with a programme agreed in writing with the Local Planning Authority.
If within a period of two years from the date of the planting of any tree or shrub,
that tree or shrub, or any tree and shrub planted in replacement for it, is removed,
uprooted or destroyed, dies, becomes severely damaged or diseased, shall be
replaced in the next planting season with trees and shrubs of equivalent size,
species and quantity. Thereafter the hard and soft landscape works shall be
maintained and retained in situ.
Reason: To protect the appearance and character of the area and to minimise the
effect of development on the area in accordance with Policies D1 and D2 of
Plan:MK (2019).
12. Prior to the commencement of development including site clearance, details of
the proposed finished floor levels of all buildings, ground retaining measures,
embankment gradients and the finished ground levels in relation to existing
ground levels and root protection areas of trees and planting to be retained shall
be submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved levels.
Reason: To ensure that development proposals respond appropriately to the site
and is carried out at suitable levels in accordance with Policies D1 of Plan:MK
(2019).
13. No development shall take place above slab level until details of the proposed
boundary treatments have been submitted to, and approved in writing by, the
Local Planning Authority. The details shall include a boundary treatment plan (at
a minimum scale of 1:500) detailing the position of all proposed boundary
treatment and including a schedule specifying the type, height, composition,
elevation appearance of boundary treatment throughout the site. The
development shall be carried out in accordance with the approved details prior to
the occupation of each dwelling to which the boundary treatment relates, and
shall thereafter be retained in that form.

Reason: To provide adequate privacy, to protect the external character and
appearance of the area and to minimise the effect of development on the area in
accordance with Policy D1 of Plan:MK (2019).
14. Prior to the initial occupation of the development, a landscape management and
maintenance plan shall be submitted to and approved in writing by the Local
Planning Authority. The scheme shall include:
-

Landscape design and management plans to support a written document;

-

A conveyance style plan showing the division of responsibility for the areas of
public amenity space, areas to be privately managed as communal amenity or
incidental space, areas proposed to be adopted by highways as street
landscaping and those areas of private garden amenity space;

-

The open space specification of maintenance and management operations
appropriate over the short, medium and long-term in perpetuity;

-

Detail as to who will be taking on management and maintenance responsibilities
for all open space, public amenity and communal greenspace;
The approved scheme shall be implemented thereafter in perpetuity.
Reason: To safeguard the appearance and biodiversity of the area in accordance
with Policy D1 and Policy NE3 of Plan:MK (2019).

15. Prior to the commencement of any phase of the development, a tree protection
scheme shall be submitted to and approved in writing by the Local Planning
Authority. The scheme shall include an arboricultural impact assessment based
on the approved layout; method statement; and a scaled Tree Protection Plan
detailing: the location of all retained trees within the site; tree root protection
areas (RPA) including the line of tree protection fencing; the type of tree
protection fencing shall be of the same specification as that depicted in figure 2,
page 20, in BS 5837: 2012; any areas to be covered in BS 5837: 2012 ground
protection; location details of storage areas including what substances will stored
and where, locations of construction site car parking, welfare facilities, cement
plant, fuel storage and where discharge, filling and mixing of substances will take
place. The approved scheme shall be implemented prior to the commencement
of any construction works and maintained in full until the construction process is
completed.
All existing trees 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 tree protection measures must be put in place first, prior
to any other work commencing on site (this includes clearance, ground-works,
vehicle movements, machinery / materials delivery etc.). Once erected the local
authority tree officer shall be notified so the fencing can be inspected and
approved. The Root Protection Area (RPA) fencing will be amended as the
arboriculture officer feels appropriate after taking account of the details submitted.
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. The 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. 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.
Reason: To protect the appearance and character of the area and to minimise the
effect of development on the area in accordance with Policies D1 and D2 of
Plan:MK (2019).
16. Prior to the commencement of the development an archaeological field evaluation
comprising geophysical survey and subsequent trial trenching shall be
completed. The archaeological evaluation shall be detailed in a Written Scheme
of Investigation submitted to and approved by the local planning authority in
writing. On completion of the archaeological field evaluation a further Written
Scheme of Investigation for a programme of archaeological mitigation in respect
of any identified areas of significant buried archaeological remains shall be
submitted to and approved by the local planning authority in writing. For land that
is included within the WSI, no development shall take place other than in
accordance with the agreed WSI, which shall include a statement of significance
and research objectives; and:
a) The programme and methodology of site investigation and recording and the
nomination of a competent person(s) or organisation to undertake the agreed
works;
b) The programme for post-investigation assessment and subsequent analysis,
publication & dissemination and deposition of resulting material. This part of the
condition shall not be discharged until these elements have been fulfilled in
accordance with the programme set out in the WSI.
Reason: To ensure the appropriate recording of any archaeological remains
affected by the development in accordance with: Paragraph 199 of the National
Planning Policy Framework and Policy HE1 of Plan:MK (2019).
17. Prior to the occupation of the proposed retail unit(s), the opening times of the unit
shall be submitted to and agreed in writing by the Local Planning Authority.
Reason: To ensure that the retail unit does not have a detrimental impact on the
amenity of nearby properties in accordance with Policy NE6 of Plan:MK (2019).
18. Any relevant reserved matters application including the proposed retail unit shall
include details of any fixed mechanical plant and associated service areas.
Reason: to ensure that the retail unit does not have a detrimental impact on the
amenity of nearby properties in accordance with Policy NE6 of Plan:MK (2019).

19. Deliveries and collections to and from the proposed retail unit shall be limited to
between 07:00 and 19:00 hours unless otherwise agreed in writing by the Local
Planning Authority.
Reason: to ensure that the retail unit does not have a detrimental impact on the
amenity of nearby properties in accordance with Policy NE6 of Plan:MK (2019).
20. Any reserved matters application concerning the proposed housing units shall
include details of the acoustic performance of building facades and ensure indoor
and outdoor amenity space complies with the Standards of BS 8233.
Reason: In the interest of ensuring that future occupiers of the proposed
development enjoy a suitable standard of residential amenity in accordance with
Policy NE6 of Plan:MK (2019).
21. Should any unforeseen contamination be encountered the Local Planning
Authority shall be informed immediately. Any additional site investigation and
remedial work that is required as a result of unforeseen contamination will also be
carried out to the written satisfaction of the Local Planning Authority.
Reason: To ensure that the site is fit for its proposed purposed and any potential
risks to human health, property, and the natural and historical environment, are
appropriately investigated and minimised in accordance with Policy NE6 of
Plan:MK (2019).
22. No development, including any works of demolition, shall take place until a
Construction Environmental Management Plan (CEMP) has been 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:
o
o
o
o
o
o
o

routes for construction traffic
Method of prevention of mud being carried onto the highway
location of site compound
loading and unloading of plant and materials
the erection and maintenance of security fencing/hoardings and lighting
proposed temporary traffic restrictions
parking of vehicles of site operatives and visitors

The development shall be carried out in full accordance with the approved CEMP.
Reason: To ensure there are adequate mitigation measures in place, in the
interests of highway and pedestrian safety and in order to protect the amenities of
existing and future residents in accordance with Policy NE6 of Plan:MK (2019).
23. A lighting plan shall be submitted to the LPA prior to the commencement of works
above slab level. If any lighting is required within the vicinity of current or built-in
bat features, it shall be low level, with baffles to direct the light away from the
features, thus preventing severance of bat commuting and foraging routes. The
approved scheme shall be implemented prior to the occupation of each building
or dwelling.

Reason: In the interest of mitigating the impact of the proposed development on
bats and their habitats in accordance with Policy NE2 of Plan:MK (2019).
24. The recommendation and proposed mitigation measures set out in the ecological
site appraisal by Natural Progression (Urban Edge Environmental Consulting)
dated 6th March 2020 shall be implemented at the relevant time during the
construction of the development.
Reason: To ensure that any harm to local biodiversity or protected species
caused by the development is mitigated in accordance with Policies NE1, NE2
and NE3 of Plan:MK (2019).
25. Prior to the commencement of development, including enabling works and
ground clearance, the applicant shall provide evidence that they have obtained
an European Protected Species site based licence in respect of Great Crested
Newts.
Reason: In the interested of providing mitigation to protect harm to Great Crested
Newts or their habitat during the construction of the development in accordance
with Policy NE2 of Plan:MK.
26. An Energy Statement shall be provided with any reserved matters application
which is informed by the requirements set out in Policy SC1. In particular, the
Statement shall provide details of how the proposed development will meet the
following criteria:
a. Achieve a 19% carbon reduction improvement upon the requirements within
Building Regulations Approved Document Part L 2013, or achieve any higher
standard than this that is required under new national planning policy or
Building Regulations.
b. Provide on-site renewable energy generation, or connection to a renewable
or low carbon community energy scheme, that contributes to a further 20%
reduction in the residual carbon emissions subsequent to the above 19%
Reason: To ensure that the proposed development provides sufficient measures
to reduce the carbon emissions in accordance with Policy SC1 of Plan:MK
(2019).
27. Prior to the commencement of works above slab level, details of the digital
communication services serving the development shall be submitted to and
approved by the Local Planning Authority. The details must evidence that the
services can provide at least superfast broadband. Reason: To ensure that the
development is served by adequate digital communications services in
accordance with Policy CT9 of Plan:MK.

A1.0 FULL CONSULTATIONS AND REPRESENTATIONS
A1.1 Kents Hill and Monkston Parish Council
Initial comments received
“Please accept my apologies for the delay in getting this to you – we’ve had some
technical issues here recently that has made emailing difficult. Regarding the above
application, the Council would just like to make the following comment: The existing
‘desire path’ through the woods towards the pond area should be maintained and
enhanced, as it is obviously a useful feature for residents.”
A1.2 Cllr Jenni Ferrans – Monkston Ward
Initial comments
“First can I state that I support the application in general as I believe it will have less
impact on the area than the education/employment use originally designated.
Housing is now an option designated in the local plan.
Housing Mix
There appears to be no statement on the mix of sizes of accommodation to be
supplied as far as I can see, or of the affordable housing to be supplied. Can
officers confirm that there is no such statement please. We would expect an
application of this size to at least meet the proportions of home sizes which are in
short supply outlined in the SHMA, and preferably to exceed it. Can we request a
condition reserving this to the detailed stage unless a statement is issued at this
stage.
I assume the affordable housing will be covered in the S106 agreement. Can we
see the draft agreement please. Please take note that we need 3-bedroom homes
(market and "affordable") desperately in this area. And then 4-5 bed affordable
homes. There is little demand for 4- or 5-bed homes as the area is well-supplied
with them. We do not have a need for 1 bed flats except for fully mobility-disabled
accessible flats, or sheltered schemes, which are in short supply locally.
Ecology
The Ecological plan states, among many other things, that green spaces will be
sown with a wildflower mix. I absolutely support that except that we need an area of
short grass that can be mown in the spring, perhaps near the play area, for
communal play. Please can that be formally required or the proposal amended to
cover it.
The hedge between the two parts of the site is noted as of significant ecological
value and possibly legally protected. Can this be checked please. Is it really
necessary to trim a slice off it is as proposed in the landscape plan? (and please
correct the table that indicates that it is to be removed!).
Heritage

I note the likelihood of significant heritage finds - as discovered on the school site to
the north, and I request a condition requiring an archaelogical survey and record.
Highways
I note that the missing appendices have still not been supplied. Can they be
supplied before the application is decided please.
I believe that there will be a problem with traffic and safe crossing around the
primary school, and that a controlled crossing point will be required as Timbold
Drive can already be busy and will be the sole access for all the housing. Can this
please be considered at detailed application stage.
Travel Plan
The travel plan analysis indicates that health facilities are within easy walking
distance. This is not so. This site will feed in to either Brooklands or Milton Keynes
Village surgeries, which are not within walking distance. Please confirm that the
relevant bus is within the prescribed distance.
A 1 week bus pass is a meaningless gesture. Many residents take a week off work
when they move, and many move during the school holidays, so many will not
establish their travel modes until after that. 1 month was more normal and should
be required.
Good luck with finding a local cycle shop or bike surgery in the area! Could this
application fund some bike surgeries in Monkston ward?
Kerb adjustments for mobility will certainly be needed. This should be covered in
the detailed applications for each part of the site.
A pick-up point for the Santander or similar schemes would be helpful, as would
free vouchers for those schemes.
Can highways please check that all the surrounding bus shelters are lit and ensure
that any not lit are remedied as part of this application? This will be the first major
night-time use of many of them.”
Additional comments
“I have just finally found the statement on housing mix contained in the planning
statement, that the development proposed 46% flats and 54% houses.
This statement was missed out of all the briefing material given to residents and to
the parish council. It has clearly been missed by the housing department, since
their submission directly contradicts it.
It sheds severe doubt on whether the masterplan actually demonstrates, as it is
required to do, a viable scheme in accordance with MKC's policies.
I am checking with the applicant whether in fact this is a typing error. if it is, then we
clearly require a correction.

If it is not, I register a late request to call this application in to committee for the
reasons listed above. I believe the late request should be accepted on the grounds
that the applicant has taken such care to hide this information.
I also request a condition that the proportion of houses be no less than the SHMA
mix and that the details of the housing mix be reserved for the detailed application.
I also request the submission of an illustrative masterplan with a housing mix that is
in accordance with Council policies to demonstrate the feasibility of the scheme at
outline level, and that the application not be determined until such a plan has been
received.
Also on a more minor point, the access at Groveway is dangerous, with the view of
oncoming traffic obstructed by a bus shelter. This needs to be resolved, and needs
to be conditioned at this stage, since access is determined at outline level, if we are
not to have more accidents. I request a condition to agree a position of the bus
shelter out of the line of sight of oncoming traffic.”
A1.3 Cllr Vanessa McPake – Monkston Ward
No comments received at the time of writing this report.
A1.4 Cllr Leo Montague – Monkston Ward
No comments received at the time of writing this report.
A1.5 MKC Development Plans
“The proposal is acceptable in principle. If planning permission is granted,
conditions (and a Section 106 Agreement if necessary) should be used to secure
the submission of housing mix (type and tenure) details for consideration within
future reserved matters applications. The proposed housing densities should also
be secured by condition. Draft conditions as follows:
1.
The submission of details for the approval of any Reserved matters relating
to the residential units shall include details of the location and type (mix and tenure)
of Affordable Housing (minimum 31%) pursuant to the development phase or part
for which the approval is sought. Each phase or part of the development shall be
carried out in accordance with the approved details.
Reason: To ensure that the development provide an adequate amount and variety
of affordable homes which complies with the sustainable aims and objectives of
policy HN2 in Plan: MK (2019).
2.
The submission of details for the approval of any Reserved Matters relating
to the residential units shall include details of:

The mix of type and size of market dwellings to be provided in that phase, informed
by the Council's most up to date SHMA evidence and Policy HN1 of Plan:MK.
Development shall be carried out in accordance with the approved details.
Reason: To ensure that the proposed development provides an adequate variety
of housing mix to reflect need within the District, and to comply with Policy HN1 in
Plan:MK.
3.
Housing densities within the development shall be provided in accordance
with the details set out on ‘Drawing No: 011 Revision: A’, submitted with the
application. The schemes detailed by the reserved matters application(s) for this
Outline permission will be in accordance with this drawing.
Reason: To ensure that housing densities within the development respect the
surrounding character and context and to comply with Policy HN1 in Plan:MK.”
A1.6 MKC Highways
Initial comments
“This application is a resubmission of the scheme given Outline planning
permission under reference 17/02616/OUT. The earlier scheme proposed a
hospital on part of the site with a higher level of retail also proposed. This
application excludes the hospital proposal, which the supporting information states
will be the subject of a subsequent application.
The previous Outline permission was for 148 dwellings, retail and hospital and the
application was supported by a Transport Assessment. Whilst that TA was not fully
accepted, the scheme was considered to be acceptable and planning permission
was granted. The current application includes a higher number of dwellings (171 vs
148) but retains the previous level of retail (400m2). Therefore, in highway terms,
the key issue for this proposal are whether the addition of 23 dwellings is likely to
significantly impact on the local highway and transport networks.
The application is accompanied by an updated Transport Assessment; however,
the TA is watermarked as “DRAFT” and it does not include any of the Appendices.
As a result, the TA cannot be fully approved. It is noted that the TA (para 3.8.4)
states:
“it was agreed with highway officers at MKBC (sic) that a 2020 traffic count should
be undertaken at the Brickhill Street/ Groveway roundabout to validate the 2015
surveys.”
It is understood that whilst it was agreed that an update of the 2015 data was
required (as per the pre-app comments) the precise method for doing so was not.
Having said that, the validation and factoring for 2020 does appear to be
acceptable. (This is caveated by the fact that appendix C – survey data, is not
included in the TA).

The current TA provides traffic figures that show slightly less peak hour impact on
the local highway and transport networks than the previous proposal. However, this
is based on a smaller hospital, and as the hospital is to be the subject of a separate
application its size has not been confirmed.
Therefore, the full revised proposals (including a hospital) may not result in the
reduction in trips asserted in the TA. Having said that, a slightly larger hospital than
accounted for in the TA would result in similar levels of traffic to that previously
approved and a hospital the same size as the original proposal would only result in
modest increases in peak hour flows.
The future application for the hospital will need to demonstrate that it is acceptable
on its own merits. The highway network was shown to be capable of
accommodating the additional traffic in the previous (2017) application and the
current TA confirms that this is still the case. Given that this application excludes
the hospital, the worst case from this proposal is to generate lower or similar levels
to that previously approved. Consequently, subject to seeing the appendices, the
TA appears to be acceptable and provides an adequate update to the approved
2017 application.
Given that all matters are reserved and the TA confirms accordance with the
Council’s parking standards, there are no comments regarding the layout at this
stage. If planning permission is to be granted, conditions requiring the submission
of Reserved Matters details for the accesses and internal roads and footways
should be imposed on any consent issued.”
Additional comments
“Further to the Highway Observations dated 28th May, the applicant has submitted
an updated and complete Transport Assessment (with appendices).
The information in the appendices does, as expected, confirm the assertions in the
Transport Assessment and provides adequate evidence of the soundness of the TA
in general.
As a result, the previous recommendation (no objection) is confirmed.
Consequently, given that this is an Outline application with all matters reserved, the
following condition would be appropriate for any consent issued:
1. Notwithstanding the details submitted in support of this application, the
submission of details for reserved matters approval shall include details of the
proposed accesses, estate roads and footways serving that part of the
development for which approval is sought.
Reason: For the avoidance of doubt and to ensure that the accesses and estate
roads proposed provide a safe and convenient means of entering, leaving and
moving within the proposed development.”
A1.7 MKC Urban Design

Initial comments
“It is my view that proposed layout promotes good physical and mental health, with
places and routes that can be designed to be safe and perceived to be safe by
creating passive surveillance and active frontages.
The development parcels are laid out so that they can integrate well with the
surrounding built and natural environments to enable a degree of connectivity with
them, particularly for
pedestrians and cyclists.
The structure and layout of development is based on the principles that have
shaped the original city, respecting the grid road system, redways, linear parks and
strategic, integrated flood management with existing employment incorporated next
to the development.
The proposed density and scale relate well to the surrounding residential areas with
the potential for positive site features, views and vistas to be incorporated into and
used to structure the new development.
The proposed layout indicates a strategic, integrated and sustainable approach to
water resource management (including SUDS and flood risk mitigation).
The reserve matters application needs to ensure that the development enhances
the character of the area within which it is located. Where existing discernible or
positive characteristics are lacking, new development creates positive character
and identity through high quality and forward looking architecture and urban design
to avoid nondescript and ‘anywhere’ development.
Shops, facilities and public transport stops need to be located in the most
accessible locations. In this regard I would encourage the proposed local store to
be visible from Timbold Dr.
The development and network of routes are laid out to provide direct, safe and
pleasant routes for pedestrians and cyclists.
At the detailed design stage housing needs to be arranged according to perimeter
block principles so that the fronts of houses overlook streets and other public
spaces, and private spaces are located securely within the block. Whilst not shown
this is indicated by the proposed development parcels.
The detailed design should include visual cues to aid wayfaring, particularly from
the grid road network into areas of development, using memorable landmarks,
architecture, public realm design, and views and vistas.
The layout as proposed , subject to the detailed design enables easy, safe and
pleasant access for pedestrians and cyclists of all abilities from residential
neighbourhoods to the facilities including the redway network, open spaces and
play areas, linear parks and the wider network of green infrastructure, public
transport nodes, employment areas, schools, shops and other public facilities in
order to promote recreation, walking and cycling within the development area and
wider area. The design at the reserve matters stage should cater for the needs of

all age groups, in particular the elderly, through the provision of benches, shading
and simple and clear signage.
Opportunities for community cohesion should have been maximised through the
creation of permeable environments in the proposed developments that will
encourage people to get outdoors for recreation, social interaction, and to move
around by non-vehicular means.
The layout broadly responds appropriately to the site and surrounding context.
The detailed design needs to ensure continuity of street frontage by locating fronts
of buildings to face the street or public space.
The proposed layout indicates appropriate framing of space to define public and
private areas. Front gardens will need to be designed to be clearly private through
appropriate boundary treatments and the use of hard surfaces that also maintain an
active frontage and passive surveillance of the street.
The layout indicates that the public realm will be well overlooked in the interest of
prevention of crime and minimise the perception of crime, but this needs to be
followed through in the detailed design.
The proposed layout indicates soft and hard landscaping that continues the verdant
and green character of Milton Keynes. The reserve matters application needs to
indicate that landscaping is incorporated to soften the streetscape and ensure the
public realm is not dominated by hard surfaces and boundaries and by parked cars
The proposed layout is permeable and well connected with a safe, attractive and
convenient hierarchical network of routes that balances the provision for walking,
cycling and public transport with that for private motor vehicles.
The proposed architecture should aid legibility by helping to provide recognisable
streets, districts, nodes, edges and landmarks to help people to find their way
around.
he proposed layout, massing/scale, boundary treatments and landscaping of the
development indicates the potential for a positive character.
The reserve matters application needs to ensure that the appearance of buildings
exhibit a positive character or sense of place for a development. The design allows
for visual interest through the careful use of detailing, where this is appropriate to
the character of the area.
I don’t object to the proposed outline application in terms of design, however, I
would like to be consulted on reserve matters application where the design can be
assessed against the above policy in more detail.”
A1.8 MKC Flood and Water Management Officer (Lead Local Flood Authority)
Initial comments
“Thank you for your consultation that we received 20 May 2020.
We have reviewed the following document:

- Flood Risk Assessment, prepared by Waterman Infrastructure & Environment
Limited,
reference WIE16693-100-R-1-2-1FR-A, dated May 2020.
The LLFA note that the Flood Risk Assessment (FRA) contains information relating
to the outline planning application (Northern, Central and Southern) as well as a
separate full application (Hospital), which will be submitted in due course. As such,
the LLFA has reviewed and responded to the aspects relating to the outline
planning application only, as shown in Figure 5 of the FRA.
The applicant proposes to restrict surface water discharge to 2.9 l/s/ha, with the
volume of attenuation storage on site based on the 1% AEP plus 40% climate
change storm event. The applicant has divided the site into four separate subcatchments in terms of discharge rate and attenuation required. Detention basins
are proposed at the natural low spots within each subcatchment.
Swales are proposed for linking up the wider area of Catchment 1 and Catchment
2. Additional storage will be provided through permeable paving and attenuation
tanks within all four sub-catchments with consideration of the site topography. The
applicant proposes to discharge the surface water at four new connections via
gravity to Anglian Water surface water sewers.
Based on the provided documents, the LLFA are currently unable to support this
application for the following reason:
1. Evidence of in principle agreement from third party if discharging into their
system. The applicant proposes to discharge the surface water at four new
connections via gravity to Anglian Water surface water sewers. Any proposed
connection to the public sewer will need agreement from Anglian Water. For an
outline application, correspondence with the responsible body should be
submitted to demonstrate agreement in principle to the discharge rates and
connection points. This is to ensure that the surface water drainage proposals
for any new development will function effectively over the lifespan of the
development.”
Additional comments
“We have reviewed the following additional information:
- Pre-Planning Assessment Report – Used Water, prepared by Anglian Water
Services, reference PPE-0099572, dated 27 July 2020
In conjunction with:
- Flood Risk Assessment, prepared by Waterman Infrastructure & Environment
Limited, reference WIE16693-100-R-1-2-1-FRA, dated 11 May 2020.
The LLFA note that the Flood Risk Assessment (FRA) contains information relating
to the outline planning application (Northern, Central and Southern) as well as a
separate full application (Hospital), which will be submitted in due course. As such,
the LLFA has reviewed and responded to the aspects relating to the outline
planning application only, as shown in Figure 5 of the FRA.

The applicant proposes to restrict surface water discharge to 2.9 l/s/ha, with the
volume of attenuation storage on site based on the 1% AEP plus 40% climate
change storm event. The applicant has divided the site into four separate subcatchments in terms of discharge rate and attenuation required. Detention basins
are proposed at the natural low spots within each subcatchment. Swales are
proposed for linking up the wider area of Catchment 1 and Catchment 2. Additional
storage will be provided through permeable paving and attenuation tanks within
all four sub-catchments with consideration of the site topography. The applicant
proposes to discharge the surface water at four new connections via gravity to
Anglian Water surface water sewers.
Based on these, as Lead Local Flood Authority (LLFA) we have no objection in
principle to the proposed development.
We request the following condition is imposed:
Condition 1
No above ground works shall commence until a surface water drainage scheme for
the site, based on sustainable drainage principles, has been submitted to and
approved in writing by the local planning authority. The scheme shall subsequently
be implemented in full accordance with the approved details prior to occupation of
the first dwelling. The scheme shall be based upon the principles within the Flood
Risk Assessment, prepared by Waterman Infrastructure & Environment Limited,
reference WIE16693-100-R-1-2-1-FRA, dated 11 May 2020 and shall also include:
a) Full calculations detailing the existing surface water runoff rates for the QBAR,
3.3% Annual Exceedance Probability (AEP) (1 in 30) and 1% AEP (1 in 100) storm
events;
b) Full results of the proposed drainage system modelling in the above-referenced
storm events (as well as 1% AEP plus climate change), inclusive of all collection,
conveyance, storage, flow control and disposal elements and including an
allowance for urban creep, together with an assessment of system performance;
c) Detailed drawings of the entire proposed surface water drainage system,
including levels, gradients, dimensions and pipe reference numbers;
d) Full details of the proposed attenuation and flow control measures;
e) Site investigation and test results to confirm infiltration rates;
f) Temporary storage facilities if the development is to be phased;
g) A timetable for implementation if the development is to be phased;
h) Details of overland flood flow routes in the event of system exceedance, with
demonstration that such flows can be appropriately managed on site without
increasing flood risk to occupants;
i) Full details of the maintenance/adoption of the surface water drainage system;
j) Measures taken to prevent pollution of the receiving groundwater and/or surface
water
The drainage scheme must adhere to the hierarchy of drainage options as outlined
in the NPPF PPG
Reason

“To ensure that the proposed development can be adequately drained and to
ensure that there is no increased flood risk on or off site resulting from the
proposed development” “
A1.9 MKC Landscape Services (Tree Officer)
No comments received at the time of writing this report.
A1.10 MKC Landscape Officer
Initial comments
“No objection in principle to the development of the site which is designated for
housing in Plan:MK and on the policies map (HS72). A hybrid Planning Permission
(LPA Ref: 17/02616/OUT) was granted on 9th March 2019. This outline planning
application seeks to refine the detailed design and parameter layout of the
consented scheme. A full planning application for the hospital element will be
submitted to the Council in due course.
This application seeks outline planning permission for the development of the Site
for up to 171 residential dwellings (Use Class C3) and local shop (Use Class A1A5) with all matters reserved.
The current application includes a higher number of dwellings (171 vs 148) but
retains the previous level of retail (400m2) this raises no concerns as the hospital
will occupy a smaller site leaving a greater area of the site for housing
development. In addition, the description includes the wording ‘up to’ providing
flexibility on the final number of dwellings up to a maximum of 171 units.
The application is supported by an Arboricultural Survey Report and Impact
Assessment. This is broadly acceptable for an outline application and should be
used to guide the detailed design process of the proposed Development regarding
existing arboricultural constraints. However, notwithstanding the submitted arb
report a RM layout should not compromise the retention of the avenue street trees
along Timbold Drive off Groveway. This arb report should be updated to support a
Reserved Matters Application and include an Arboricultural Method Statement (MS)
for the tree protection measures which are bespoke to the Site and activities
concerned, including detailed construction proposals and final position of fencing /
construction working areas. However, in the updated version the type of tree
protection fencing shall be of the same specification as that depicted in figure 2,
page 20, in BS 5837: 2012.
The application is supported by a Design and Access Statement and parameter
plans, which set out the key components of the scheme and the design principles.
Future reserved matters application(s) will need to accord with these key principles
and gain approval for the detailed design of the proposals, which will include
appearance, access, layout, scale and landscaping.
However, I recommend that the parameter plans (PP) should be adjusted as
follows:

•
References on the plans to ‘LEAP’ should be replaced with the correct
terminology ‘local play area’;
•
Show the existing avenue of trees retained along Timbold Drive off
Groveway up to the roundabout both sides of the street even if access has to
punch through the avenue;
•
Density PP, Building Heights PP – These PPs should match the others by
including the zone of proposed and existing landscape features on the key and
using the same green colour for consistency;
•
Access PP - A pedestrian link to the linear parkland to the north managed by
The Parks Trust should be included; also, include a pedestrian link to the redway
leading to the bus stops along Groveway;
•
Landuse PP – the greenspace which is to form the local play area should be
shown on the landuse parameter plan as it is the key open space for the
development, it has to be provided and better fits ‘zone of proposed landscape
feature’ and is shown on the landscape PP; exclude ‘public open space’ from the
‘zone of residential development’;
•
Composite PP – local play area should be included in text for the mid-green
key colour;
Also, section 106 wording would need to be adjusted to reflect the latest Plan:MK
policy regarding the local play area.
If planning permission is to be granted, conditions requiring the submission of
acceptable Reserved Matters details should be imposed on the consent issued,
see wording below. Also, the amended parameter plans and illustrative masterplan
should be listed on the decision notice.
No objection in principle to the development of the site which is designated for
housing in Plan:MK and on the policies map (HS72).
However, I recommend that the parameter plans (PP) should be adjusted as
recommended above.
Also, section 106 wording would need to be adjusted to reflect the latest Plan:MK
policy regarding the local play area.
If planning permission is to be granted, conditions requiring the submission of
acceptable Reserved Matters details should be imposed on the consent issued,
see wording below. Also, the amended parameter plans and illustrative masterplan
should be listed on the decision notice. Recommend conditions regarding
landscaping scheme, levels, boundary treatments, landscape management plan,
lighting and tree protection.”
A1.11 MKC Countryside Officer
No comments received at the time of writing this report.
A1.12 MKC Great Crested Newt Officer
Initial comments

“Further information in relation to great crested newts and/or licensing required.
The proposals involve development within 250m of ponds and cause damage/loss
of terrestrial habitats where great crested newts (GCN) may be present and
potential harm to individual GCN.
There is a reasonable likelihood of great crested newts being present and therefore
affected by the proposed development.
•
The proposed development site is classified as an amber impact area for
GCN under district licence mapping tools. This indicates that the development has
suitable habitat for newts on site;
•
Natural England Interim Guidance on District Level Licensing (January 2020)
stipulates that development projects falling in the Red or Amber risk zones must
demonstrate proposals do not pose a risk to GCN, or, provide detail on the
methods that will be used to safeguard against such risks, which may include
licensing.
•
There are 14 ponds within 500m of the site boundary, 3 of which are within
250m;
•
The submitted ecological report (Urban Edge, March 2020) indicates definite
impact to GCN & their habitats (0.3.3) and recommends that licensing will be
required in respect of this species development (0.3.4);
•
Connectivity of suitable habitat in the local area may provide dispersal of
GCN from the surrounding area to the development site; and
•
Biological records show that GCN are on and near to the development site.
•
The Natural England Rapid Risk Assessment Tool (GCN Method Statement
WML-A14-2, November 2017) indicates that potential for an offence to GCN is
highly likely at this development due to the loss/damage of terrestrial habitat.
GCN and their habitats are fully protected under the Conservation of Habitats and
Species Regulations 2017 (as amended). Therefore it is illegal to deliberately
capture, injure, kill, disturb or take GCN or to damage or destroy breeding sites or
resting places. Under the Wildlife and Countryside Act 1981 (as amended) it is
illegal to internationally or recklessly disturb any GCN occupying a place of shelter
or protection, or to obstruct access to any place of shelter or protection (see the
legislation or seek legal advice for full details). Milton Keynes Council have a
statutory duty in exercising of all their functions to ‘have regard, so far is consistent
with the proper exercise of those functions, to the purpose of conserving
biodiversity’, as stated under section 40 of the Natural Environment and Rural
Communities Act 2006 (NERC). As a result GCN and their habitats are a material
consideration in the planning process.
Policy:
MKC could refuse permission if adequate information on protected species is not
provided by an applicant, as it will be unable to assess the impacts on the species
and thus meet the requirements of the National Planning Policy Framework (2019),
ODPM Circular 06/2005 or the Conservation of Habitats and Species Regulations
2017 (as amended). MKC has the power to request information under Article 4 of
the Town and Country (Planning Applications) Regulations 1988 (SI1988.1812)(S3)

which covers general information for full applications. CLG 2007 ‘The validation of
planning applications’ states that applications should not be registered if there is a
requirement for an assessment of the impacts of a development on biodiversity
interests.
Recommended Actions:
The following options are available:
1.
An EPS site-based mitigation licence in respect of GCN be acquired; or
2.
The District Licence scheme (administered by the NatureSpace Partnership)
should be applied for. Under MKC’s district licence, development works that may
cause impacts upon GCN can be authorised as part of the planning process.”
A1.13 MKC Archaeology
Initial comments
“The archaeological assessment submitted with the application indicates a
moderate potential for archaeological remains of the iron Age to Roman periods
within the site. As such I recommend that the site is subject to archaeological field
evaluation potentially leading to mitigation of any significant remains revealed. This
may be secured by the following pre-commencement condition:
Prior to the commencement of the development an archaeological field evaluation
comprising geophysical survey and subsequent trial trenching shall be completed.
The archaeological evaluation shall be detailed in a Written Scheme of
Investigation submitted to and approved by the local planning authority in writing.
On completion of the archaeological field evaluation a further Written Scheme of
Investigation for a programme of archaeological mitigation in respect of any
identified areas of significant buried archaeological remains shall be submitted to
and approved by the local planning authority in writing. For land that is included
within the WSI, no development shall take place other than in accordance with the
agreed WSI, which shall include a statement of significance and research
objectives; and:
a) The programme and methodology of site investigation and recording and the
nomination of a competent person(s) or organisation to undertake the agreed
works;
b) The programme for post-investigation assessment and subsequent analysis,
publication & dissemination and deposition of resulting material. This part of the
condition shall not be discharged until these elements have been fulfilled in
accordance with the programme set out in the WSI.
Reason: To ensure the appropriate recording of any archaeological remains
affected by the development in accordance with: Paragraph 199 of the National
Planning Policy Framework and Policy HE1 of Plan:MK. “

A1.14 MKC Environmental Health
Initial comments
“I’ve reviewed the above application documents and can’t find any noise
assessment, therefore I presume the applicants are relying upon the assessment
that was submitted in support of the previous application (17/02616/OUT).
Therefore I request the following conditions that were requested in response to the
original application:
1.
The detailed design of the residential elements, should include the acoustic
performance of the building facades and ensure indoor and outdoor amenity space
complies with the standards of BS 8233.
2.
The acoustic details of fixed mechanical plant and design of service areas
shall be agreed with the Environmental Health department.
3.
The Report suggests planning conditions should be imposed relating to
hours of delivery and screening of service yards. Therefore, deliveries and
collections to and from the non-residential elements of the development, shall be
limited to between 07:00 and 19:00 hours.”
A1.15 MKC Housing Strategy Team
Initial comments
As per Policy HN2 (Affordable Housing) of Plan:MK any development that proposes for 11
or more homes should provide at least 31% affordable housing.
The policy states a tenure mix of affordable housing will consist of approximately:
•
•
•

20% of units under the Affordable Rent model (up to 80% of market rents) or Local
Housing Allowance (whichever is lower);
5% of units at a level broadly equivalent to Social Rent; and
6% Shared Ownership (based on a range of 25% - 40% equity share in order to be classed
as Affordable Housing).
However, MKDP sites as a rule require 36% affordable housing, for this development the
affordable housing we would expect to see is 62 units to be compliant. In order to best
meet local need these should be:

•
•
•

39 as affordable rent
11 as social rent
12 shared ownership
Any proposed Affordable Housing house size mix should be in line with current affordable
housing need and policy; predominantly 3 bed and 2 bed, then 1 bed and 4 bed properties,
as appropriate for the site and development.
The 2017 SHMA indicates that only 9.8% & 8.5% respectively of the 8,200 affordable
housing needed between 2016 and 2031 should be one-bed and two-bed flats. Instead, the
need is predominantly for 3 and 2 bed houses as the table below shows:

Table 1: Expected Market Sale and Affordable Housing tenure
Type
Flat

Size

1 bed
2+ bed
House 2 bed
3 bed
4 bed
5 bed

Affordable
housing
9.8%
8.5%
32.9%
37.8%
8.5%
2.4%
100%

Aff Hsg
Market Mrkt Hsg Mkt Hsg
Expected housing Expected Proposed
6
0.5%
1
0
5
1.1%
1
0
21
10.9%
12
6
24
57.4%
63
12
5
24.6%
27
0
1
5.5%
6
0
62
100%
109
18

We would like to see the affordable units dispersed throughout the site and integrated with
the market housing to promote community cohesion & tenure blindness. We do not want
clusters of more than 12 affordable units.
We expect the affordable housing to be let in accordance with the Council’s allocation
scheme and enforced through an agreed nominations agreement with the Council.
Any variance to the mix as required and detailed in the SHMA may need to be assessed
through a viability assessment and against all other material planning considerations.
Accessibility & Adaptability of Homes
As per policy HN4 of Plan:MK, further to requirements for 60% of all new dwellings to be built
to Building Regulations Part M4(2) standards for accessible and adaptable dwellings, at least
10% of all new affordable homes must be built to Building regulations part M4(3) wheelchair
accessible standard.
Specific to this site
There is no indication on housing tenures and mix but a comment in the Planning
Statement states the ‘illustrative masterplan has been designed to provide a mix of 46%
apartments and 54% houses. And that ‘The mix of homes (in terms of number of bedrooms
or tenure) will be confirmed at the detailed application stage’. In that light, this consultation
is for comments only.
Also, the Planning Statement qualifies, ‘The illustrative design allows for the provision of
policy-compliant levels of affordable housing’. As this is an MKDP site 36% applies.
With the submission of the REM application(s) we will expect to receive an
Accommodation Schedule showing the plot numbers, addresses (once known), the
tenures (Affordable Rent, Social Rent and Shared Ownership), Bldg Regs M4(2) and Bldg
Regs M4(3) compliant units, house types, number of bedrooms and the Registered
Provider (once known) along with a detailed plan (for the flats it must be of each floor) to
correlate with the plot numbers, tenures, Bldg Regs M4(2) and Bldg Regs M4(3) compliant
units, number of bedrooms and house types in your Accommodation Schedule supplied.

The Development needs to comply with Plan:MK (2019) and further advise that a condition
be added to ensure the housing mix is provided at outline stage and/or secure it by
condition if it has been provided and agreed.
Strategic Housing welcome early discussion of the tenure mix with the Developer

Additional comments
Thank you for your discussion in regards to the above site and your concerns
regarding it potentially being 46% flats.
It is difficult to make any kind of evaluation at this point without an indicative plan
showing potential locations of the dwellings and flats in order to give informed
commentary. We are happy there is to be a condition in the OUTLINE decision that
ensures that the Reserved Matters Application can be assessed at the time it is
sent in, in line with current data. We would like to see a combination of the
conditions below that covers the whole of the housing on the site being in sync
with the SHMA unless agreed differently at the time and to include detail in an
Accommodation Schedule with a Correlating Plan to include all salient information.
1.
Notwithstanding the approved documents, Any relevant
reserved matters application containing residential units shall include
details of:
a. development density, and
b. the mix of type and size of market dwellings to be provided
in that phase, informed by the Council's most up to date Strategic
Housing Market Assessment (SHMA) evidence and Policy HN1 of
Plan:MK to be approved in writing by the Local Planning Authority.
Development shall be carried out in accordance with the approved
details.
Reason: To ensure that the proposed development provides an
adequate variety of housing mix to reflect need within the District, and
to comply with Policy HN1 of Plan: MK.
1.
Any housing reserved matters application shall include
details of the location and type of affordable housing pursuant to the
development parcel for which approval is sought. Each phase or part
of the development should be carried out in accordance with the
approved details.
Reason: In order to ensure that the development and location
of the affordable housing is appropriate
However, at this point in time we don’t see it as an issue especially in looking at
the changes in need due to the pandemic. I reiterate that it would all depend on
location, tenure etc and how they fit in the whole scheme.

Partly as a result of Covid-19, immediate housing need has changed. Whereas the
focus on new Affordable Housing has been on family homes for the last 2 to 3
years, the urgent need to accommodate rough sleepers, combined with the rising
numbers of single homeless people and care leavers in need of accommodation,
means there is now a sharp demand for 1 bed Affordable Housing.
This could change at the drop of a hat hence the condition above which allows for
assessment based on current times.
Affordable Housing needs to be provided to meet the range of requirements of the
population of Milton Keynes, including a range in terms of rent levels and sales
prices that are truly affordable along with a choice of tenures. It is not just the
numbers built but also the balance of tenures and affordability which needs to be
thought through on each and every site.
A1.16 MKC Travel Plan Coordinator
Initial comments
A framework residential travel plan (RTP) has been received as part of the
application, the RTP contains site-wide overarching objectives and targets without
prior knowledge of the end-tenant. The RTP makes a commitment to make the end
tenant aware of the responsibilities to deliver a full travel plan.
• Once occupied a full travel plan should be delivered by the tenant within 3 months
following occupation.
• The RTP outlines details of a Travel Plan Coordinator managing the travel plan
and appointed to the role across a number of sites or as part of an existing role.
• The RTP outlines achieving a target of a reduction of 5% single occupancy
vehicle use, through delivering a package of measures and initiatives to support
uptake of active and sustainable modes of transport, with achievement against the
targets being measured by an annual survey, with remedial measures put in place
should the site not achieve its targets.
• The FTP commits to submitting reporting of the annual travel survey and
monitoring the travel plan to be agreed with the local authority, the preferred
platform for monitoring travel plans is Modeshift STARS for Communities.
The recommendations are that the delivery of the full travel plan should be secured
by planning obligation through a s106 agreement.
A1.17 MKC Passenger Transport
No comments received at the time of writing this report.

A1.18 HSE Consultation
No comments received at the time of writing this report.
A1.19 The Parks Trust
No comments received at the time of writing this report.
A1.20 Anglian Water
ASSETS
Section 1 - Assets Affected
There are assets owned by Anglian Water or those subject to an adoption
agreement within or close to the development boundary that may affect the layout
of the site. Anglian Water would ask that the following text be included within your
Notice should permission be granted. Anglian Water has assets close to or
crossing this site or there are assets subject to an adoption agreement. Therefore
the site layout should take this into account and accommodate those assets within
either prospectively adoptable highways or public open space. If this is not
practicable then the sewers will need to be diverted at the developers cost under
Section 185 of the Water Industry Act 1991. or, in the case of apparatus under an
adoption agreement, liaise with the owners of the apparatus. It should be noted that
the diversion works should normally be completed before development can
commence.
WASTEWATER SERVICES
Section 2 - Wastewater Treatment
The foul drainage from this development is in the catchment of Cotton Valley Water
Recycling Centre that will have available capacity for these flows
Section 3 - Used Water Network
This response has been based on the following submitted documents: Flood Risk
Assessment The sewerage system at present has available capacity for these
flows. If the developer wishes to connect to our sewerage network they should
serve notice under Section 106 of the Water Industry Act 1991. We will then advice
them of the most suitable point of connection.
(1) INFORMATIVE - Notification of intention to connect to the public sewer under
S106 of the Water Industry Act Approval and consent will be required by Anglian
Water, under the Water Industry Act 1991. Contact Development Services Team
0345 606 6087.
(2) INFORMATIVE - Notification of intention to connect to the public sewer under
S106 of the Water Industry Act Approval and consent will be required by Anglian
Water, under the Water Industry Act 1991. Contact Development Services Team
0345 606 6087.

(3) INFORMATIVE
- Protection of existing assets - A public sewer is shown on record plans within the
land identified for the proposed development. It appears that development
proposals will affect existing public sewers. It is recommended that the applicant
contacts Anglian Water Development Services Team for further advice on this
matter. Building over existing public sewers will not be permitted (without
agreement) from Anglian Water.
(4) INFORMATIVE - Building
near to a public sewer - No building will be permitted within the statutory easement
width of 3 metres from the pipeline without agreement from Anglian Water. Please
contact Development Services Team on 0345 606 6087.
(5) INFORMATIVE: The developer should note that the site drainage details
submitted have not been approved for the purposes of adoption. If the developer
wishes to have the sewers included in a sewer adoption agreement with
Anglian Water (under Sections 104 of the Water Industry Act 1991), they should
contact our Development Services Team on 0345 606 6087 at the earliest
opportunity. Sewers intended for adoption should be designed and
constructed in accordance with Sewers for Adoption guide for developers, as
supplemented by Anglian Water’s requirements
Section 4 - Surface Water Disposal
The preferred method of surface water disposal would be to a sustainable drainage
system (SuDS) with connection to sewer seen as the last option. Building
Regulations (part H) on Drainage and Waste Disposal for England includes a
surface water drainage hierarchy, with infiltration on site as the preferred disposal
option, followed by discharge to watercourse and then connection to a sewer.
The surface water strategy/flood risk assessment submitted with the planning
application relevant to Anglian Water is acceptable. We request that the agreed
strategy is reflected in the planning approval
Section 5 - Suggested Planning Conditions
Anglian Water would therefore recommend the following planning condition if the
Local Planning Authority is mindful to grant planning approval.
Surface Water Disposal (Section 4)
CONDITION No hard-standing areas to be constructed until the works have been
carried out in accordance with the
surface water strategy so approved unless otherwise agreed in writing by the Local
Planning Authority. REASON To prevent environmental and amenity problems
arising from flooding.

A1.21 Third Party/Neighbour Comments
Comments have been received from 9 addresses/neighbours. The material
planning considerations are summarised below:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Loss of green space and trees/greenery
Proposals include a high quantity of high rise buildings
No need for more housing
Increase in traffic (specifically onto Groveway)
Congestion and road safety
S106 Agreement will not address current community needs
Impact on privacy and overlooking
Impact on wildlife and biodiversity
Increase in noise from construction and retail units
Overdevelopment of the site
Visual impact on the existing neighbourhood
Increased pressure on local facilities
Lack of inclusion of disability access to homes
Concern regarding whether the scheme had been consulted on

