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Application Number: 16/01285/REM
Minor

Reserved matters application pursuant to outline planning permission
15/02002/OUT for appearance, scale and landscaping of 6 residential
dwellings
AT Stantonbury Park Farm, Wolverton Road, Great Linford
FOR Brickhill Estates (MK) Limited
Target: 15th August 2016 (Extension of Time Agreed until 30th September 2016)
Ward: Stantonbury

Parish: Stantonbury Parish Council

Report Author/Case Officer: Katy Lycett
Contact Details: 01908 252313 katy.Lycett@milton-keynes.gov.uk
Team Leader: Sarah Evans DM Strategic Business Unit Manager
Contact Details: 01908 253326 Sarah.Evans@milton-keynes.gov.uk
1.0 INTRODUCTION
(A brief explanation of what the application is about)

1.1 Introduction
The main section of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public Access System www.miltonkeynes.gov.uk/publicaccess . All matters have been taken into account in
writing this report and recommendation. This application has been referred to
Development Control due to objections which have been received from nearby
occupiers and Stantonbury Parish Council.
1.2 The Site
The application site is a parcel of land located within the Stantonbury Park
Farm development. The site was historically used for commercial purposes
utilising converted and extended barns to form 5 units. In 2013 an application
(13/02660/FUL) was submitted for the existing 5 units on site to be changed to
residential use. This application was deemed to be permitted development and
subsequent applications for small scale works to enable the residential
conversion were submitted and approved in early 2015. The remaining parcel
of land forms the subject of this application. The site is adjacent to an area of

open space which acts as a buffer to nearby properties in Oakridge Park.
There is an existing children’s Day Nursery also accessed via the shared
entrance which is to remain as is currently laid out.
1.3 In 2015 outline planning consent was granted at Development Control Panel
for residential development of up to six dwellings and associated car parking
and accesses. This application was approved subject to the completion of a
s106 agreement for a financial contribution towards the Carbon Offset fund.
This was duly agreed and permission issued. Notwithstanding the above,
representations have been received raising objections to the principle of
residential development in this location however the previously approved
Outline application has established this.
1.4 The Proposal
This application seeks consent for the detailed reserved matters to the outline
planning consent which has been previously approved. The layout includes six
dwellings; 3 x 4 bedroom properties and 3 x 5 bedroom properties. The
reserved matters include appearance, landscaping and scale. Access and
layout were considered and approved as part of the outline consent.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework 2012 paragraph
11, 12, 13, 14 The Presumption in favour of sustainable development
17 Core Planning Principles
19, 22 Economic Growth
120 Suitability of Land
56,57,60,61,63, 64 Requiring Good Design
39 Parking
2.2 Local Policy
Core Strategy 2013
CS1 (Milton Keynes Development Strategy)
CS13 (Ensuring High Quality, Well Designed Places)
CS14 (Sustainable Construction)
Adopted Milton Keynes Local Plan 2001-2011
D1 Impact of Development Proposals on Locality
D2 Design of Buildings
D2A Urban Design Aspects of New Development
T15 Parking Provision

Supplementary Planning Documents
Parking Standards for Milton Keynes 2016
Milton Keynes Residential Design Guide 2012 (SPD)
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 1. Principle of Residential Development.
2. Impact on the Local Area.
3. Impact on Nearby Dwellings.
4. Parking.
4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

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

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

5.1

Principle of Residential Development
Under the considerations of the 2015 outline planning consent the principle of
residential development in this location was established. It was accepted that
the circumstances of this employment site had changed. As the existing units
had secured approval for conversion to residential use there was a change in
circumstances as a new employment use in this location would not sit
comfortably with adjacent dwellings in terms of potential noise, odour and
disturbance. As a result this site was considered to be more suitable for
residential use which would be more appropriate in the context of Oakridge
Park which surrounds the site.

5.2

As a result of the above the principle of residential development was
previously discussed and established subject to conditions. Whilst it is
acknowledged that the proposed dwellings will alter the amount of movement
taking place in this location, it is important to note that under the original land
designation this parcel of land could have been used for employment
purposes which would have generated similar if not more activity.

5.3

Impact on the Local Area
This parcel of land sits in a semi-rural setting on the edge of Oakridge Park
and benefits from access onto Wolverton Road and nearby services within
Wolverton, New Bradwell and Newport Pagnell. Since Oakridge Park has
evolved the character of the local area has become more developed with a
large number of residential dwellings being constructed to the east and the

west of the application site. The character of the local area therefore is
compatible with the introduction of additional dwellings in this location. The
style of the proposed properties would be high quality, with a traditional
appearance and a palette of sympathetic materials and finishes. As a result
the visual appearance on Wolverton Road will be altered in terms of
introducing new features; however the design and form will be appropriate for
this location. This is in compliance with the relevant elements of Policy D2 of
the Milton Keynes Local Plan 2001-2011.
5.4

As part of the application detailed landscaping and planting plans have been
provided which demonstrate a site-wide scheme. This planting includes semimature trees to ensure that the site maintains the existing semi-rural setting.
The front elevation along Wolverton Road will include the continuation of the
existing stone walling to match the existing. This is considered to be an
important feature of this site so the extension of this is deemed to be a
positive contribution to the character and appearance of the wider area. This
also ensures that the development would be compliant with the relevant
elements of Policy D2 of the Milton Keynes Local Plan 2001-2011.

5.5

Impact on Nearby Dwellings
The proposed dwellings have been set out in the context of the existing
residential conversions which are currently taking place. The layout of each of
the six dwellings ensures that the amenity of both existing and proposed
occupiers would not be affected in terms of overlooking, loss of privacy or
visual intrusion. Where existing and proposed dwellings are located along
shared boundaries there very limited openings and this will further protect the
amenity of residents.

5.6

Each proposed dwelling has a private garden with appropriate boundary
treatments including new hedging and close boarded fencing. The layout of
the six dwellings makes effective use of the modest site in terms of utilising
the space available and the result is six appropriately design properties which
are expected to have a minimal impact on nearby dwellings within
Stantonbury Park Farm. This would be in accordance with Policy D1 of the
Milton Keynes Local Plan 2001-2011 relating to visual intrusion and loss of
privacy.

5.7

In the wider area the recently constructed dwellings within Oakridge Park are
not expected to encounter significant impact as a result of these dwellings
being constructed. There is an open space buffer of over 30 metres between
the application site and the nearest properties in Lanolin Close and Swaledale
End which ensures that overlooking and loss of privacy will be very limited.
Dwellings along Selkirk Drive, north of the application site would be able to
view the new dwellings however the impact overall is expected to be minimal.

5.8

Concerns had been raised from properties in and around Portland Court with
regards to the lighting scheme proposed for this application which would
include the access road leading from Wolverton Road. This issue was raised
with the applicant and a revised lighting plan was received showing the

column of particular concern being reduced in height to 4 metres in addition to
further measures to protect bat activity. There is a balance regarding this
issue as the lighting is required to provide assistance to motorists entering the
site which has a sharp bend to the left in the direction of the application site. A
solution to the concerns regarding this column would be to add a condition to
ensure that the lighting is switched off after 23:00 hrs. This has proved to be a
successful solution in other instances and would ensure that impact from
lighting would be restricted upon the wider area including wildlife such as
bats.
5.9

Furthermore an additional condition will ensure that any additional lighting will
be PIR (Passive Infrared Sensor) type which will only switch on when motion
is picked up. This will further limit the impact of additional lighting on the wider
area and local wildlife, particularly bats. This would be in accordance with
Policy NE2 and NE3 of the Milton Keynes Local Plan 2001-2011.

5.10 Parking
Each dwelling proposed requires two on-plot parking spaces. These have
been duly submitted (none in tandem) in addition to the requirement of 3
visitor parking spaces which are also laid out. As a result the scheme is
compliant with Policy T15 of the Milton Keynes Local Plan 2001-2011.
5.11 The development would utilise an existing access onto Wolverton Road and
the junction which already serves the recently converted office buildings and
the children’s nursery. The junction onto Wolverton Road is considered to
have sufficient capacity for an additional six dwellings. The scheme overall is
acceptable in terms of highway and traffic movements, parking and access.
5.12 Conclusion
This reserved matters application provides the detail of the scheme following
the approved outline submission. These matters are deemed to be
acceptable subject to attached conditions as set out in Section 6 of this
report.

6.0

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

1.
Full details of tree planting to be submitted for approval as part of a general
landscaping scheme where appropriate, which should include full details of tree
sizes, species, planting locations, planting spacing's, pre-planting ground
preparations, planting method and long term maintenance. Also where appropriate
details of root deflection barriers and permanent protective measures against
compaction, impact, de-icing salt etc. Particular attention should be paid to ensuring
the trees are planted in a sufficient quantity of high quality growing medium, to
ensure their quick establishment and the early provision of maximum benefit to the
locality. Any trees dying within 5 years of planting shall be replaced by the developer
in accordance with the original planting specification.
Reason: To ensure that the site, once completed maintains a high quality landscape
and contributes to the visual amenity of the local area.
2.
The external materials to be used in the development shall be in accordance
with details to be submitted to and approved in writing by the local planning authority
before any work is commenced.
Reason: To ensure that the development does not detract from the appearance of
the locality.
3.
Prior to the commencement of any development above slab level full details
of modified Biodiversity Enhancement Scheme shall be submitted to the Local
Planning Authority for approval.
Reason: To ensure that the site maintains and enhances biodiversity and ecological
opportunities.
4.
Prior to the commencement of development on site details shall be submitted
showing detailed (plan and section) drawings, incorporating (as applicable) the
relevant combination of root directors, underground guying, irrigation and drainage
mechanisms, root soil cells or structures, and sufficient allocation of uncompacted
topsoil to facilitate development of the tree to maturity. Maturity should be
considered as 25 years for trees in public spaces and streets. These documents
shall take into account and include the following:
Soil volume - for tree planting in narrow planting beds adjacent to hard
landscape and continuous paved surrounds, appropriate soil volume is
regarded as critical to long term tree health. Submitted details need to
demonstrate good practice with tree pit volume ranging from between 5 cubic
metres to 30 cubic metres of accessible (to the tree roots) uncompacted soil,
per tree, depending on species selection. Predicted canopy spread area in
square metres, at 25 years old, multiplied by a factor of 0.6 will be regarded
as the benchmark cubic metre soil volume provision. (E.g. A tree with a
canopy area of 30 square metres would require a root accessible
uncompacted soil volume of 18 cubic metres.) For fastigiate form trees, use

the canopy area of the natural form, not fastigiated variety for that species.
The submitted details must show detail of tree species and soil volume
provision.
Soil support - Soil beneath paving/roads needs to be protected from
structural compaction by provision of a proprietary soil cell or panel system
capable of carrying loads in excess of 30 tonnes per square metre. Linked
tree pits should be considered where appropriate, allowing a 20% reduction
in soil volume per tree.
Soil quality and soil structure - within the tree planting proposal, submitted
details should include an appropriate soil specification with a good aerated
macro and micro pore structure throughout the soil profile.
Tree pit drainage - all tree pits to be free draining to prevent prolonged
waterlogging and subsequent anaerobic soil condition developing. Tree pits
should be live drained to a soakaway or outfall.
Root management - All trees within, or in narrow planting beds adjacent, the
highway, carriageway or footpath, to be installed within ribbed root protection
systems to safeguard footpaths and paved surfaces from shallow root heave,
and the locations highlighted on plan.
Tree support - Trees must be supported by underground guying, (timber
'deadman' tree anchors would not be acceptable). Stakes are not an
acceptable standard for street tree planting.
Irrigation - Water irrigation pipe to be included.
Submitted details to show proximity to hard surfacing materials, minor
structures (e.g. street furniture, signs, lighting etc.), proposed and existing
functional services above and below ground (e.g. drainage, power,
communications cables, pipelines etc. indicating lines, manholes, supports
etc.).
Reason: To ensure that the site provides long term landscaping and planting to
maintain the visual amenity of this semi-rural setting.
5.
Prior to the occupation of the development hereby permitted the car parking
area shown on the approved drawings shall be constructed, surfaced and
permanently marked out. The car parking area so provided shall be maintained as
a permanent ancillary to the development and shall be used for no other purpose
thereafter.
Reason: To ensure adequate parking provision at all times so that the development
does not prejudice the free flow of traffic or the safety on the neighbouring highway.
6.
Prior to the first occupation of the development hereby permitted details of
the proposed bicycle parking shall be submitted to and approved in writing by the
Local Planning Authority and the scheme approved shall be provided and be

retained thereafter.
Reason: To ensure that adequate parking facilities are provided to serve the
development.
7.
Full details of tree planting to be submitted for approval as part of a general
landscaping scheme where appropriate, which should include full details of tree
sizes, species, planting locations, planting spacing’s, pre-planting ground
preparations, planting method and long term maintenance. Also where appropriate
details of root deflection barriers and permanent protective measures against
compaction, impact, de-icing salt etc. Particular attention should be paid to ensuring
the trees are planted in a sufficient quantity of high quality growing medium, to
ensure their quick establishment and the early provision of maximum benefit to the
locality. Any trees dying within 5 years of planting shall be replaced by the developer
in accordance with the original planting specification.
Reason: To ensure that the site provides long term landscaping and planting to
maintain the visual amenity of this semi-rural setting.
8.
The additional lighting proposed for this development (8 columns) shall be
fitted with a timing device and shall not be illuminated between the hours of
23:00hrs and 07:00hrs.The lighting shall be installed and thereafter maintained in
accordance with the approved details, and shall not be altered without the prior
approval of the Local Planning Authority.
Reason: To protect the amenity of residents and to minimise the impact upon local
wildlife.
9. All additional external security lighting will be PIR type fitted with passive infra-red
detectors (PIRs).
Reason: To protect the amenity of residents and to minimise the impact upon local
wildlife.
10. Prior to the first occupation of the reserved matters hereby permitted the content
of the submitted ‘Biodiversity Enhancement Scheme for Phase 2, Stantonbury Park
Farm, Great Linford, Milton Keynes: April 2016” shall be fully implemented. All works
shall remain in-situ unless otherwise agreed in writing by the Local Planning
Authority.
Reason: To protect existing and minimise the impact upon local wildlife.
11. Nothing herein contained shall be deemed to affect or vary the conditions
imposed on outline planning permission ref. 15/02002/OUT dated 13th April 2016,
which shall continue in full force save insofar as they are expressly varied by any
conditions imposed hereby.
Reason: For the avoidance of doubt.

Appendix to 16/01285/REM
A1.0 RELEVANT PLANNING HISTORY
(A brief outline of previous planning decisions affecting the site – this may not include every
planning application relating to this site, only those that have a bearing on this particular
case)

A1.1 15/02002/OUT
Outline application for the erection of up to six no. residential dwellings and
associated car parking and access (Re-submission 15/00146/OUT)
Permission 13.04.2016
16/01386/DISCON
Details submitted pursuant to discharge of condition 2 (ground conditions
assessment) attached to planning permission 15/02002/OUT
Pending Consideration

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

A2.1 None.

A3.0

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

Comments
A3.1

Stantonbury
application:

Officer Response
Parish

Council

commented

on

the Noted. The principle of this site being developed for
residential use has already been established through outline
planning permission 15/02002/OUT.
1. Stantonbury Parish Council object to Planning
Application 16/01285/REM because the proposed
development would result in a wholly residential
development on an area allocated for employment
use in the Local Plan. The principle of residential
development on the site is therefore considered to be
contrary to Saved Policy E1 of the Local Plan and
advice provided in the National Planning Policy
Framework.

A3.2

2. Land ownership adjacent to the linear strip on Noted. However this is not a pertinent issue to the
Oakridge Park has been queried before with Sue application which is being considered and no further
Brown at Milton Keynes Council.
correspondence regarding this issue has been received.

A3.3

3. Trees have already been
Preservation Orders in place?

A3.4

4. Tandem parking already an issue on the new houses Noted. However this is incorrect as there are not any
on Oakridge Park which causes parking problems properties within this application which have tandem
elsewhere. Two of these houses have tandem parking.

felled.

Were

Tree Noted. Part of the site has been cleared including a tree
close to the entrance onto Wolverton Road however none of
these works required consent from the Local Planning
Authority as the tree was not covered by a TPO.

parking.
A3.5

5. No visitor parking bays have been planned and any Noted. However this is incorrect as three visitors parking
additional cars parking will cause an obstruction as bays have been provided. Other highway matters have been
the roads are so narrow. The private roadway discussed within this report in section 5.10 and 5.11.
decanting onto the Wolverton Road is very narrow
and visibility is already an issue. The increased traffic
will become a major problem.

A3.6

6. Lanolin Close, linear strip houses, have their front
doors facing into the linear strip. The proposed new
houses are facing away from the linear strip which is
out of character for the area.

Noted. Due to the nature of the site in terms of size and
shape the proposed dwellings have been laid out this way to
limit loss of privacy, ensure sufficient parking, and provide
private rear gardens and suitable manoeuvring space. As a
result the proposed dwellings have doors facing in a number
of directions however for six properties this is not deemed to
be a significant issue.

A3.7

Cllr Petchey – no comments received.

Noted.

A3.8

Cllr Walker – no comments received.

Noted.

A3.9

Cllr Burke – no comments received.

Noted.

A3.10 Highways Engineer
Under the council’s adopted parking standards each
dwelling requires 2 on plot parking spaces. For a
development of 6 units there is also a requirement of 3
unallocated parking spaces for visitors. On the submitted
plans each unit is provided with the required allocated
parking spaces in accordance with the parking standards
and 3 visitor parking spaces are also shown. Plots A and E,

Noted and see Section 6 Conditions 6 and 7.

would also be able to accommodate additional cars. I have
no objections to planning permission being granted subject
to the following conditions relating to car parking areas and
bicycle parking being provided.
A3.11 Senior Landscape Architect (based on revised plans):
The revised landscape scheme and boundary treatment
plans are acceptable subject to the following:I will need to check the revised lighting scheme and tree
planting positions when the latest lighting scheme is
available. Let me know when this is submitted. If there are
any changes to the layout, I will need to receive an
amended landscape scheme to reflect changes that affect
planting. Further details on the amenity tree planting
adjacent to car parking and highway, i.e. for the proposed
tree planting within narrow planting beds surrounded by
paved areas we will require proposed planting design
drawings i.e. engineered pit x-sections and plans with
RootSpace or StrataCell units or similar, with surfacing,
services shown. These must be tailored to be specific to the
site and submitted for review to include the requirements
noted below.
A3.12 Submit detailed (plan and section) drawings, incorporating
(as applicable) the relevant combination of root directors,
underground guying, irrigation and drainage mechanisms,
root soil cells or structures, and sufficient allocation of
uncompacted topsoil to facilitate development of the tree to
maturity. Maturity should be considered as 25yr for trees in
public spaces and streets.

Noted and see Section 6 Conditions 5 and 8.

A3.13 Arboricultural Officer commented:

Noted and see attached condition 8 in Section 6.

The site was formerly well provisioned with trees; most of
which have now been cleared and those few that remain are
identified for removal under these proposals. The
landscaping scheme includes a reasonable amount of new
tree planting but it is all within private garden areas and will
thus be vulnerable to the whims of the residents. I request
planting of trees of interesting species within the public
realm which will give more security; four to the Wolverton
Road verge in front of units D and E and another on the
southwest side of the main entrance into Stantonbury Park
Farm from Wolverton Road where an important Horse
Chestnut was recently destroyed.
A3.14 MKC Urban Design – no additional comments.

Noted.

A3.15 Crime Prevention Design Advisor – no comments Noted.
received.
A3.16 Countryside Officer
I am happy with the lighting plan.

Noted.

A3.17 Is it possible to ask that any lighting subsequently installed Noted and see Section 6 Condition 10 and 11.
by householders on any elevations containing bat boxes are
operated only by movement sensors that minimise the
duration of illumination? Illuminating a bat roost may
prevent bats from taking up residence or cause the bats to
desert the roost. Light falling on a roost access point will at
least delay bats from emerging and this shortens the
amount of time available to them for foraging. As the main
peak of nocturnal insect abundance occurs at and soon

after dark, a delay in emergence means this vital time for
feeding is missed. Please would you also condition the
content of the document entitled “Biodiversity Enhancement
Scheme for Phase 2, Stantonbury Park Farm, Great Linford,
Milton Keynes: April 2016”.
A3.18 Local Lead Flood Authority - No objections.
A3.19 Local Residents
The occupiers of the following properties were notified of the
application:
20 Kerry Hill Oakridge Park Milton Keynes
37 Winchcombe Meadows Oakridge Park
2 and 4 Portland Court Oakridge Park
Stantonbury Park Farm House Stantonbury Park Farm
Wolverton Road
Stantonbury Park Farm Wolverton Road Great Linford
The Windrush Barn Stantonbury Park Farm Wolverton
Road
The Granary Stantonbury Park Farm Wolverton Road
Shires Barn Stantonbury Park Farm Wolverton Road
Harness Barn Stantonbury Park Farm Wolverton Road
Threshers Barn Stantonbury Park Farm Wolverton Road
The Stables Stantonbury Park Farm Wolverton Road
168, 170, 172, 174, 188, 190, 192, 194 Selkirk Drive
Oakridge Park
1, 2, 3, 4 and 6 Wensleydale Crescent Oakridge Park
Stantonbury Parish Council 126 Kingsfold Bradville
1 Herdwyck Close Oakridge Park
5 and 9 Woolpack Grange Oakridge Park
1 – 5 Lanolin Close Oakridge Park
1 - 6, 8 and 10 Swaledale End, Oakridge Park

Noted.

A3.20 A total of 5 public representations were received regarding
the application raising the following issues and concerns:
A3.21

-

Highway safety concerns including
accessing the children’s nursery.

A3.22

-

Objection to more housing as pressure on local Noted however the principle of residential development has
services will increase.
already been established under the Outline application.

A3.23

-

Impact on parking.

A3.24

-

Visual impact of the height and scale of the new Noted and see paragraph 5.5 to 5.9
dwellings on privacy and overlooking to nearby
properties, particularly within Lanolin Close.

A3.25

-

Properties too close to the site boundary.

pedestrians Noted and see paragraph 5.10 to 5.12

Noted and see paragraph 5.10 to 5.12

Noted.

A3.26 One letter of support was received regarding the application Noted.
highlighting the need for further housing and commenting
that the plans are in-keeping with the existing buildings.
A3.27 Following the submission of the revised lighting plan those Noted.
residents who originally commented on the application were
re-consulted in writing. Two responses were received
maintaining their original objections as set out above.

