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

Welcome and Introductions

2.

Apologies

3.

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

4.

Planning Applications
To consider Planning Applications and receive representations from objectors,
of which notice has been given, and replies from applicants in accordance
with the Council’s Procedure Rules.
The deadline for requests to speak in objection to a planning application is
12.00 noon on Monday 17 SEPTEMBER 2018.

5.

Tree Preservation Order – 18/01806/TPO – 77 Milford Avenue, Stony
Stratford, Milton Keynes
To consider Item 5 (Pages 81 to 87)

A LIST OF PLANNING APPLICATIONS TO BE CONSIDERED IS OVERLEAF
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App

Reference

Address

Ward

01.

18/00482/OUT

Blind Pond Lane,
Woburn Sands Road,
Bow Brickhill

Danesborough
and Walton

02.

18/00720/FUL

Winners Chapel,
Bletchley, Milton
Keynes,

03.

18/00798/FUL

04.

05.

Town/Parish
Council

Report
Pages

Plan(s)
Pages

Appendices

Bow
Brickhill
Parish
Council

6

14

17

Bletchley Park

West
Bletchley

21

30

34

St Augustines RC
Church , Langcliffe
Drive, Heelands, Milton
Keynes

Bradwell

Bradwell
Parish
Council

37

47

51

18/01456/ADV

Xscape Building, 602
Marlborough Gate,
Central Milton Keynes,
Milton Keynes,

Central Milton
Keynes

Central
Milton
Keynes
Town
Council

53

59

63

18/01535/FUL

13 Roche Gardens,
Bletchley, Milton
Keynes,

Bletchley Park

West
Bletchley

65

75

78
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DEVELOPMENT CONTROL PANEL
19 JULY 2018

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

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

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

01

Application Number: 18/00482/OUT
Description Erection of 3 detached houses.
AT Blind Pond Lane, Woburn Sands Road, Bow Brickhill,
FOR Mr Graham Lowery
Target: 24 April 2018
Extension of Time: No
Ward: Danesborough and Walton

Parish: Bow Brickhill Parish
Council

Report Author/Case Officer:
Contact Details:

Team Manager:

1.0

Jeremy Lee
Senior Planning Officer
01908 252316
jeremy.lee@milton-keynes.gov.uk
Nicola Thompson - 01908 252789, nicola.thompson@miltonkeynes.gov.uk

RECOMMENDATION

It is recommended that planning permission be granted subject to the conditions set out at
the end of this report.
2.0

INTRODUCTION

2.1

The Site

2.1.1 The application site lays on the north-eastern edge of Bow Brickhill. Much of it has
recently been used as the construction compound for the recently constructed housing
development of Blind Pond Lane. Prior to this it was used as pasture land associated with
the adjoining agricultural holding known as Blind Pond Farm and this remains its lawful
planning use.
2.1.2 There is an existing vehicular access from Woburn Sands Road which historically
has served the agricultural holding, but has also served the construction compound.
Planning permission has previously been granted for the re-alignment of the access track
serving the agricultural holding. Part of the site is within the boundary of Site BB1
identified in the Adopted Milton Keynes Local Plan for Housing Development, whilst the
remainder of the site is within the Open Countryside as identified in the Milton Keynes
Local Plan. That part of the site within the Open Countryside in the Local Plan is also
identified as being within an area of attractive landscape. There is a significant drop in
ground level from the adjoining housing site at Blind Pond Lane to the application site.
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2.2

The Proposal

2.2.1 The application has been submitted in Outline form, with details of the access, layout
and scale submitted at this stage, whilst the appearance and landscaping of the
development are reserved for later approval. The submitted layout shows 3 detached
dwellings located between the access track and the Blind Pond Lane development. One of
the houses would have a detached garage and all 3 dwellings would be provided with 2 on
plot car parking spaces and the dwellings would share 1 visitor parking space located
adjacent to the access road. The layout also includes a refuse collection point and a
turning head.
2.2.2 Although the application does not contain elevations of the proposed dwellings, the
application is submitted by a massing drawing to indicate the proposed scale of
development. This indicates that the proposed dwellings would be two storey in size with a
similar massing to the houses that have been built on Blind Pond Lane.
2.3

Reason for referral to committee

2.3.1 The application is reported to Committee at the request of Bow Brickhill Parish
Council.
3.0

RELEVANT POLICIES

3.1
National Policy
National Planning Policy Framework
11 Presumption in Favour of Sustainable Development
47-49 Determining Planning Applications
77-79 Rural housing
Section 15 Conserving and enhancing the natural environment
3.2

Local Policy

Bow Brickhill Neighbourhood Plan
Following a Delegated Decision on the 28 May 2013, the area put forward by Bow Brickhill
Parish Council in their Neighbourhood Plan Area Application has been approved as a
Neighbourhood Plan Area.
However, a formal Neighbourhood Plan has not been made, and as such, no weight can
be given to the neighbourhood plan area designation.
Core Strategy
CSA Presumption in favour of sustainable development
CS9 Strategy for the Rural Area
CS13 Ensuring High Quality Well Designed Places
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CS19 The Historic and Natural Environment
Adopted Milton Keynes Local Plan 2001-2011
S10 Open Countryside
D1 Impact upon locality
D2A Urban Design
D2 Design of Buildings
H7 Housing on Unidentified Sites
H8 Density
BB1 New Housing Sites (Blind Pond Farm)
Supplementary Planning Guidance
New Residential Development Design Guide SPD
Parking Standards SPD
3.3

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 buy consideration of the environmental impact of the application under the
policies of the development plan and other relevant policy guidance.
3.4

Equalities Act 2010

Due regard, where relevant, has been had to the Milton Keynes Council's equality duty as
contained within the Equalities Act 2010.
4.0

MAIN ISSUES

Principle of development
Layout
Density
Access and Parking
5.0

CONSIDERATIONS

5.1 Principle
5.1.1 Part of the site is located within identified housing site BB1 and the principle of
housing development has already been accepted through the allocation of the site in the
Milton Keynes Local Plan. However, part of the site is outside allocated site BB1, and
within the Open Countryside. Both national and local Planning Policy state that there
should be a presumption in favour of sustainable development, but, equally, there is
significant national and local planning policy which seeks to protect the open countryside
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from ad hoc development. However, at the current time the Council is not able to
demonstrate a five year housing land supply and, in those circumstances, paragraph 11.
d) of the National Planning Policy Framework advises that applications for housing should
be granted permission unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits when assessed against the policies in the NPPF
taken as a whole.
5.1.2 By virtue of its location, abutting the existing settlement, with good footpath links to
local amenities (including the village school) and reasonable public transport links to the
wider area and minimal environmental impact, it is considered that the proposal can be
considered to be sustainable development. Given this location, largely screened from
views from outside the site, and what views are available would see the development in
the context of the existing housing development to the south and the agricultural building
to the east it is not considered that the proposal would have a significant impact upon the
character and appearance of the Open Countryside, particularly given the very small area
of open countryside involved. On balance, therefore, it is considered that the principle of
the development of the site is acceptable in this case.
5.2 Layout
5.2.1 The layout of the site is constrained by the permitted agricultural access and the
undeveloped portion of site BB1. Nevertheless, it is considered that the location and
orientation of the proposed dwellings reflects the layout and appearance of the adjoining
Blind Pond Lane housing site. The proposed dwellings would be sufficiently separated
from the neighbouring properties on Blind Pond Lane to avoid any overshadowing or loss
of light to those neighbouring dwellings.
5.2.2 The design and appearance of the proposed houses is a matter reserved for
subsequent approval and therefore it is not possible to fully assess the impact of the
development upon the amenities of adjoining occupiers. Broadly it is considered that the
proposed layout would be adequate to avoid any significant impact upon the amenities of
the occupiers of houses in Blind Pond Lane. However, care will need to be taken in the
siting and design of first floor windows in south-west elevation of plot 2 to ensure that they
do not result in overlooking of no.1 Blind Pond Lane.
5.2.3 The landscaping strip proposed along the northern side of the access road is
considered to be adequate to help key the layout into the pattern of development to the
south whilst minimising it's impact on the appearance of the open countryside to the north.
5.3 Density
5.3.1 The following table sets out the density as originally set out in the Adopted Local
Plan for the development of site BB1 (this envisaged 25 dwellings on the whole of site
BB1), the density on the part of BB1 that has already been developed, the density for the
proposed site and an overall density for the combined sites.
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Density set in
BB1

27 dws per ha

Density for
existing Blind
Pond Lane
development
26.6 dws per ha

Density for
proposed
development

Density for
combined sites

15.51 dws per ha

22.62 dws per ha

5.3.2 It is considered that the density of the proposed development is appropriate for the
site considering much of the site includes the access.
5.4 Access and Parking
5.4.1 Application has been amended to change the design of the bellmouth junction with
Woburn Sands Road, provide a bin collection point off the highway and improved turning
head to sever the development along with more minor changes to the access road serving
the development. These amendments responded to concerns expressed by the Council’s
Highway Engineer. It is understood that the 30mph speed limit zone through the village
would be increased to include the proposed access as part of the agreement between the
developer and the Council as Highway Authority for the development of the access.
5.4.2 The following table sets out the car parking requirements for car parking as set out in
the Council’s adopted Parking Standards 2016 and the parking provision included in the
proposed development.
3 units in
Zone 4
3

Bedrooms Allocated

Unknown

Unallocated

Required

Proposed Required

Proposed

Unknown

6

1

Unknown

TOTAL REQUIRED = ?
TOTAL PROPOSED = 7
5.4.3 The proposal does not provide any information on the number of bedrooms
proposed: that is a matter reserved for subsequent approval. However, each of the
dwellings would be provided with 2 on plot parking spaces and 1 visitor parking space is
shown to serve all three dwellings. On that basis a development of one 3 bed dwelling and
two 2 bed dwellings would meet the Council’s parking standards on this site. As a matter
of record, if all 3 houses had 3 bedrooms the proposal would be 1 unallocated space
below the standards.
6.0

CONCLUSIONS

6.1 The proposed development would partially intrude into the open countryside however,
given the fact that the Council cannot currently demonstrate a 5 year housing land supply
and part of the site is within a designated housing site, it is considered that it would have
little impact upon the character and appearance of the area. Furthermore it is considered
that the proposed layout and massing of the houses is appropriate given the relationship
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of the site to the adjoining housing. It is therefore recommended that planning permission
be granted subject to the conditions below.
7.0

CONDITIONS
1.

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 92 of the Town and Country Planning Act 1990.
2.

Approval of the details of the appearance and landscaping (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.

3.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any Order revoking and/or reenacting that Order) no fences, gates or walls shall be erected within the
curtilage of the dwellinghouse(s) hereby permitted other than those shown
on the approved plans without the specific grant of planning permission from
the Local Planning Authority.
Reason: To prevent harm being caused to the amenity of the area and on
the amenity of adjoining residential occupiers in accordance with Policy
CS13 of the Milton Keynes Core Strategy 2013 and Saved Policy D1 of the
Milton Keynes Local Plan 2001-2011.

4.

No development shall take place above slab level until details of the external
materials to be used in the construction of the development have been
submitted and approved in writing by the local planning authority. The
development shall thereafter be carried out in full accordance with the
approved details prior to the first occupation of the development.
Reason: To ensure that the development does not detract from the character
and appearance of the area in accordance with Policy CS13 of the Milton

(11)

Keynes Core Strategy 2013 and Saved Policy D2 of the Milton Keynes Local
Plan 2001-2011.
5.

Prior to the commencement of development hereby permitted a construction
method statement shall be submitted in writing and be approved by the Local
Planning Authority setting out how the developer will mitigate the impact of
construction on any reptiles, amphibians and nesting birds. The construction
of the development shall thereafter be carried out in accordance with the
approved method statement.
Reason: To mitigate the impact of the development on habitats and
biodiversity in accordance with the requirements of the National Planning
Policy Framework.

6.

Prior to the commencement of development hereby permitted above slab
level, a biodiversity enhancement scheme shall be submitted to and
approved in writing by the Local Planning Authority. The scheme shall
include details and locations of bird and bat boxes to be incorporated into
buildings, hedgehog passes, landscape planting, lighting and other
biodiversity enhancement features within the site. The approved scheme
shall be implemented in full prior to the occupation of the development and
appropriately maintained thereafter.
Reason: To achieve compensation for the loss of habitats and biodiversity
enhancements in accordance with National Planning Policy Framework.

7.

Notwithstanding the approved drawings, 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.
These details shall include existing trees and/or hedgerows to be retained
and/or removed accurately shown with root protection areas; existing and
proposed finished levels or contours; means of enclosure; visibility splays;
areas of hard surfacing materials; proximity between street lights and tree
planting; pedestrian access and circulation areas; civic space / public park
furniture, play equipment, bins etc.; proposed and existing functional
services above and below ground such as cables, pipelines, substations.
Soft landscape works shall include planting plans at a minimum scale of
1:200 with schedules of plants noting species, plant supply sizes and
proposed densities; written specifications (including cultivation and other
operations associated with tree, plant and grass establishment; and the
implementation programme.
Development shall be carried out in accordance with the approved details. 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
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diseased, shall be replaced in the next planting season with trees and shrubs
of equivalent size, species and quantity.
All hard and soft landscape works shall be carried out prior to the 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.
Reason: To protect significant trees and hedgerows, safeguarding the
character of the area and preserving habitat and to minimise the effect of
development on the area in accordance with Policies CS13 and CS19 of the
Milton Keynes Core Strategy 2013 and Saved Policy D1 of the Milton
Keynes Local Plan 2001-2011.
8.

No development shall take place until a Sustainable Drainage Strategy and
associated detailed design, management and maintenance plan of surface
water drainage for the site using SuDS methods has been submitted to and
approved in writing by the Local Planning Authority. The approved drainage
system shall be implemented in accordance with the approved Sustainable
Drainage Strategy prior to the use of the building commencing and
maintained thereafter for the lifetime of the development.
Reason: To prevent the increased risk of flooding by ensuring the provision
of a satisfactory means of surface water disposal is incorporated into the
design and the build and that the principles of sustainable drainage are
incorporated into this proposal and maintained for the lifetime of the proposal
in accordance with Saved Policies S13 and D1 (ii) of the Milton Keynes Local
Plan 2001-2011.
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Appendix to 18/00482/OUT
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)
99/00365/MK
Removal of condition 2 of planning permission MK/927/86 relating to agricultural
occupancy and construction of vehicular access. Permitted 28.06.1999
16/01200/ANOT
Notification for proposed agricultural building. Prior Approval Required and Refused
15.06.2016
16/02431/ANOT
Agricultural building. Approved 08.11.2016
17/00754/ANOT
Prior notification for proposed agricultural building. Approved 10.05.2017
17/01826/FUL
Revised access route. Permitted 31.08.2017.
17/02035/OUT
Outline application (all matters reserved except access, layout and scale) for 3 x detached
houses and revised access layout. Withdrawn 08.02.2017.
Adjoining Site
14/02768/FUL
Change-of-Use from industrial (Use Class B2) to residential (Use Class C3), demolition of
existing buildings and construction of x 24 dwellings with associated parking, highways
and garages (Resubmission of 14/01448/FUL). Permitted 07.12.2015
16/00166/FUL
Demolition of existing industrial buildings and construction of x 24 dwellings with
associated parking, highways and garages. Permitted 15.06.2016
A2.0 ADDITIONAL MATTERS
(Matters which were also considered in producing the Recommendation)
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A3.0 CONSULTATIONS AND REPRESENTATIONS
(Who has been consulted on the application and the responses received. The following
are a brief description of the comments made. The full comments can be read via the
Council’s web site)
A3.1

Highways Development Control
No objections subject to conditions regarding access and parking.
Lead Local Flood Authority
Any discharge to the nearby watercourse will require approval.
Councils Countryside Officer
No objections. However, opportunities exist to incorporate biodiversity improvements,
including bat tubes or boxes, bird boxes and other habitat enhancements.
Landscape Architect
No objections subject to a condition regarding landscaping details.
Parish - Bow Brickhill
Whilst some of the proposed site is included in BB1 the majority is not and is outside of
the village envelope. It is in an area designated as S10 open countryside and should
therefore be refused. The site also sits beneath the Greensand Ridge in an area
designated as AAL (Area of Attractive Landscape), one of just two in the borough.
The design and access statement refers to BB1 within the core strategy but fails to
mention Bow Brickill is a “Selected Village” within the settlement higherachy (where no
new developments will be sought). The 26 properties within the Brickhill Sands
development already represents a 12% increase in the size of the village. A further 5
developments have since been approved nearby at Rectory Farm and outline permission
for 36 at Tilbrook Pastures. There is also a part-built home on the site (described as
“Existing Farmhouse”) and another under construction in Station Road. Whilst these 43
permissions may represent different applications the cumulative impact of the permissions
outstanding must be considered.

The site entrance is outside of the recently extended speed restriction zone and whilst the
newly approved 3m wide driveway on the site located within open countryside may be
acceptable for the dwelling marked “existing farmhouse” and one agricultural building, it
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cannot be regarded as acceptable for four dwellings and traffic in relation to the
agricultural building. The most recent traffic count indicated Woburn Sands Road/Station
Road carries upwards of 12000 vehicles a day. The count did not include the now built
Brickhill Pastures development of 26 homes, 5 homes (unbuilt) at Rectory Farm or 36
homes (unbuilt) Tilbrook Pastures or further developments within Woburn Sands/
Wavendon or 1600 unbuilt homes recently approved at nearby Eaton Leys. These will all
impact on the safety of vehicles entering or leaving the proposed site.
The application has been accompanied by a bleak wildlife survey basing its findings on
the land as “waste land”. In its discussions with the developers of Blind Pond Farm BBPC
were always assured the site itself was to be rented to Avant for storage of building
materials before being returned to open countryside. No attempt has been made to
restore the site and it appears to have been left in a state that would deliberately deter
wildlife from returning. The application has not been accompanied by a tree survey or
contamination survey.
Bow Brickhill has huge problems with its shared 150mm foul and rainwater drain already
handling over 4 times its safe working load. The current drainage is over 100 years old
and the addition to the system of 3 more alongside the requirements of the 43 permissions
in place would increase this to 5 times the safe working load. The site of the proposed 3
new homes is lower than Brickhill Sands and would require homes to install an additional
pumping station. Homes within the Brickhill Sands site have already experienced flooding
and the occupants of a home within Blind Pond Lane have raised concern over sewage
seeping from the drains onto gardens.
Bow Brickhill Parish Council request that due to the concerns outlined above, should the
Local Planning Authority be minded to recommend approval that the application be
determined by the DCC rather than a delegated decision.
Ward - Danesborough And Walton - Cllr D Hopkins
No comments received.
Ward - Danesborough And Walton - Cllr Bramall
No comments received
Ward - Danesborough And Walton - Cllr V Hopkins
No comments received.
Local Residents
Comments have been received from 18 local residents objecting to the application. Their
grounds for objection cover the following issues:
1. The site is in the open countryside and would harm the landscape character of the area.
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2. Detrimental impact upon the amenities of adjoining properties.
3. Danger to highway users from new access.
4. The cumulative impact of a number of recent housing developments in bow Brickhill on
the character of the village.
5. The site currently suffers from flooding.
6. Loss of trees.
7.Overdevelopment
8. Impact on wildlife
9. Loss of view
10. No capacity at the village school.
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Application Number: 18/00720/FUL
Description Retrospective change of use from social club (Sui Generis) to a community
place of worship (Class D1). Associated works to include an air conditioning unit and
screening.
AT Winners Chapel, Bletchley, Milton Keynes, MK3 7DF
FOR Pastor Yuki Igbinosa
Target: 11/06/2018
Extension of Time: 27/09/2018
Ward: Bletchley Park

Parish: West Bletchley

Report Author/Case Officer:

Contact Details:

Team Manager:

1.0

Chris Walton
Planning Officer

01908 253435
christopher.walton@Milton-keynes.gov.uk
Nicola Thompson, 01908 252789: nicola.thompson@miltonkeynes.gov.uk

RECOMMENDATION

It is recommended that consent be granted subject to the conditions set out at the end of
this report.
2.0

INTRODUCTION

The Site
2.1

The application site is located on Porchester Close in Bletchley. The site is
adjacent to the Bletchley Activity Centre and is situated south-east of a local centre
comprising of a small parade of shops and apartments. Further residential units are
located to the east and to the south. The eastern boundary of the application site
backs onto several gardens associated with residential properties located on
Shenley Road. There is a small public parking area, which serves the
aforementioned commercial units, located to the north west. The application site
was formally in use as a social club (Sui Generis). Since September 2016, the site
has been under the occupation of ‘Winners Chapel International Milton Keynes’ as
a place of worship (D1).
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The Proposal
2.3

The application seeks retrospective change of use from social club (Sui Generis)
to a community place of worship (Class D1). Associated works to include an air
conditioning unit and screening.

Amendments
2.4

No amendments were sought in the processing of this application; however the
applicant was asked to provide clearer copies of several of the plans submitted.

Reason for referral to committee
2.5

This application is referred to the Development Control Panel for determination at
the request of West Bletchley Parish Council. The Parish Council object to the
application on the grounds of parking, noise, levels and frequency of use, the air
conditioning units and the CCTV installed on the site.

3.0

RELEVANT POLICIES

3.1

National Planning Policy Framework (2018)

Section 8 – Promoting healthy and safe communities
3.2

West Bletchley Neighbourhood Plan

The application site is located within the designated area of West Bletchley
Neighbourhood Plan. The neighbourhood area plan for West Bletchley was approved by
Cabinet on 10th December 2013. The submitting plan and associated documents and
polices are currently being consulted on as per Regulation 16 of the Neighbourhood
Planning (General) Regulations, 2012. No referendum has been held with respect to the
neighbourhood plan. With this in mind, no weight can currently be afforded to the
Neighbourhood Plan in respect of the determination of this application.
3.3

Milton Keynes Core Strategy (2013)

Policy CS 17 – Improving Access to Local Services
3.4

Saved Policies of the Local Plan 2001-2011 (2005)

Policy D1 - Impact of Development Proposals on Locality
Policy C1 – Location of Community Facilities
Policy C2 - Protection of Community Facilities
Policy T15 - Parking
Policy LC2 - Local Centres
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3.5

Supplementary Planning Documents

Milton Keynes Parking Standards (2016)
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.

4.0

MAIN ISSUES

Background
Principle of Development
Design/Materials
Impact on Character and Appearance of the Area
Impact on Residential Amenity of Neighbouring Properties
Parking and Highways Safety
Other Matters
5.0

CONSIDERATIONS

5.1 Background
The application site was subject to an enforcement notice, against which an appeal has
been lodged. As the supporting documentation accompanying the application outlines, this
application is made without prejudice to that appeal.
Through working with the applicant, since issuing the enforcement notice, the case officer
has gained further evidence from the applicant (parking plan) and the highway authority
(highway engineer observations and assessment).
5.2 Principle of Development
Section 8 of The National Planning Policy Framework [NPPF] (2018) states that in order to
deliver the social, recreational and cultural facilities required by communities, planning
policies and decisions should:
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“Plan positively for the provision and use of shared space, community facilities (such as
local shops, meeting places, sports venues, cultural buildings, public houses and places of
worship) and other local services to enhance the sustainability of communities and
residential environments”
Chapter 14 of the Milton Keynes Local Plan (2001-2011), ‘Community Facilities’, identifies
Places of Worship as Community Facilities under the category of ‘Non-Residential
Institutions’.
Policy CS17 of the Milton Keynes Core Strategy (2013), ‘Improving access to local
services and facilities’, states that The Council will increase access to local services and
facilities by:
“1. Implementing Core Strategy and future Plan:MK policies that protect public open
space, leisure, recreation, sport and community facilities, local centres and village shops,
pubs and Post Offices.
3. Seeking alternative community uses for community facilities that are no longer required
for their current use.”
Saved Policy C1 of the Milton Keynes Local Plan (2001-2011), ‘Location of Community
Facilities’, states planning permission will be granted for:
“(i)
Non-residential community facilities within, or adjacent to Central Milton Keynes,
town, district and local centres
Proposals will need to show that buildings are designed to be adaptable for multi-use”
Saved Policy C2 of the Milton Keynes Local Plan (2001-2011), ‘Protection of Community
Facilities’, states:
“Planning permission will be refused for proposals that involve the loss of an existing
community facility or the loss of a site allocated for such a purpose, unless:
(i)

There is no longer a need for the facility for any type of community use, or

(ii)

An acceptable alternative facility can be provided elsewhere

Where surplus education land is identified, planning permission will be granted for other
uses provided it can be demonstrated that:
(a)
The income from the sale of the land will be reinvested to secure improvements to
Milton Keynes schools and;
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(b)
The proposed development will include the provision of facilities for the local
community where there is a proven need for such provision locally and it fairly and
reasonably relates to the development proposed.”
The Milton Keynes Local Plan (2001-2011) identifies that that application site is
designated as a community facility. The site’s previous use as a social club is considered
to be community facility. Places of Worship are identified as Community Facilities as per
Chapter 14 of the Milton Keynes Local Plan (2001-2011). As such, the proposed use
accords with the designated use of the site and would not result in the loss of a community
facility. The site is situated in close proximity to the existing local centre and other
community facilities within the locality such as the Bletchley Activity Centre and
Community Centre. The site also lies within a walkable distance from many residential
properties within the area. The internal layout of the site includes the provision of several
small meeting / class rooms which could be used for alternative community-related
events. Indeed the configuration of the internal layout of the site is not inherently restrictive
in terms of accommodating multiple uses.
For these reasons it is considered that the principle of the proposed use of the site as a
Place of Worship accords with Section 8 of the NPPF, Policy CS17 of the Milton Keynes
Core Strategy (2013) and Saved Policies C1 and C2 of the Milton Keynes Local Plan
(2001-2011)
5.3 Design/Materials
One of the key objectives of Saved Policy D2 of the Milton Keynes Local Plan (2001 –
2011) is to ensure that works to existing buildings will only be permitted providing the
scale of the proposed works does not detract from the character of the original building.
The additions to the building include some air conditioning units and a modest, 3.2 metre
high timber slat fence that serves as a screen for these units. These additions are located
towards the rear of the building. It is observed that the screening does not exceed the
highest point of the building. The air conditioning units and screening are located on a
stepped portion of the roof which is situated below the building’s ridge line. Furthermore,
whilst it is acknowledged that there is an absence of timber present on the existing
property itself, it is noted that the site is partially enclosed by a timber fence. Considering
this, the size of the additions and the overall contribution they make to the external
appearance of the building it is not considered that they detract from its appearance or
character.
For these reasons, it is considered that the development does not detract from the
character of the original building. The proposal therefore accords with Saved Policy D2 of
the Milton Keynes Local Plan 2001-2011 in respect of ensuring that the works would not
detract from the character of the original building.
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5.4 Impact on Character and Appearance of the Area
Saved Policies D2A and D2 of the Milton Keynes Local Plan (2001-2011) and Policy
CS13 of the Adopted Milton Keynes Core Strategy (2013) require the Council to have
particular regard to the design and visual impact of new development and to the context in
which it is placed. Saved Policy D2 states:
“Development proposals for buildings will be refused unless they:
i) Are in scale with other buildings in the immediate vicinity in terms of their height and
massing, except where a greater scale is necessary to reflect the development's function
and importance.
(iii) Relate well to and enhance the surrounding environment”
There are limited changes to the external dimensions of the building. The alterations are
restricted to the erection of some air conditioning units located towards the rear of the
building. These units have been screened by a 3.2 metre high timber slat fence. The air
conditioning units and screening are located on a stepped portion of the roof which is
situated below the building’s ridge line. The addition of the 3.2 metre high timber slat
fence does not exceed the ridge line of the existing building. As such, the air conditioning
units and screening are located in a position that significantly limits their visibility from
within the context of the car park and the rest of the local centre. Timber fencing features
as part of the boundary treatment for the site and also some of the adjacent buildings. As
such, it is not considered that the additions to the building have had an adverse impact on
either the character or appearance of the area.
For these reasons it is considered that the proposed development accords with Saved
Policy D2, D2A of the Milton Keynes Local Plan (2001-20011) and Policy CS13.
5.5 Impact on Residential Amenity of Neighbouring Properties
Saved Policy D1 (iii) and (iv) of the Milton Keynes Local Plan 2001-2011 states that:
“Planning permission will be refused for development that would be harmful for any of the
following reasons:
(iii) An unacceptable visual intrusion or loss of privacy, sunlight and daylight.
(iv) Unacceptable pollution by noise, smell, light or other emission to air, water or land”
The application site adjoins several residential properties located on Shenley Road. It is
observed that the air conditioning and screening that have been implemented would be at
least partially visible from these properties, although they are currently obscured by
planting within several of the residential gardens. However, the units and screening do not
increase the width or indeed the height of the existing building and therefore are not
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considered to have an unacceptable impact on the amenity of these properties either in
terms of creating a visual intrusion or indeed obstructing sunlight and daylight.
With reference to noise, it is recognised that the aforementioned residential properties
adjoin a Local Centre and therefore it is reasonable to suggest that they would be
exposed to some degree of noise associated with the various uses operating within the
Centre and also the public car park. The Council’s Environmental Health Team were
consulted on the proposal and recommended that a condition be attached to any
permission restricting the hours of use of the building for church activities. Given the
presence of residential properties within the vicinity of the site the Planning Officer
considers it necessary to impose this condition, as although these dwellings are situated
in close proximity to a Local Centre, it is noted that the opening hours of the other units in
the eastern portion of the Centre, closest to the dwellings, do not operate either in the
early morning or indeed late at night. A condition was also recommended to control the
level of noise being emitted from the building. However, it is considered that adequate
mechanisms are in place under Environmental Health legislation to address unacceptable
noise levels. As such, this condition is considered to be unnecessary in planning terms.
For these reasons it is considered that, subject to the conditions set out in Section 6.0
being implemented, the proposed development would accord with Saved Policy D1 (iii)
and (iv) of the Milton Keynes Local Plan (2001-2011).
5.6 Parking and Highways Safety
Saved Policy T15 of the Milton Keynes Local Plan states:
‘Development proposals should meet the following vehicle parking requirements:
‘(i) Car parking provision must not exceed the Council’s maximum standards.
(ii) On-site parking should not be reduced below the maximum standard if it would be
likely to result in off-site parking causing problems that cannot be resolved by on-street
parking controls
(iii)
Parking areas should be well designed in terms of safety, circulation and
appearance and assist access by pedestrians and cyclists.’
D1 Unit (106m2 seated assembly Allocated
and 95m2 ancillary rooms) in Zone
3
Required
Proposed / Existing
1 per 10m2 seated assembly, 1 per 22m2 ancillary 13
rooms = 15 spaces total (10.6 for seated assembly
and 4.3 for ancillary rooms).
TOTAL REQUIRED = 15
TOTAL PROVIDED = 13
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As the above table indicates, the existing site possesses a parking area that the applicant
has been able to evidence can hold 13 spaces. This results in a shortfall of 2 allocated
parking spaces within the site. The spaces provided meet the criteria contained within the
Milton Keynes Parking Standards (2016) in terms of their dimensions (length, width).
However, it is recognised that the configuration and layout of the spaces, due to the
constraints of the site, does result in many instances of tandem parking. The access
road/lanes between the bays are also not 6 metres wide, as per the requirements of the
Parking Standards. However, once again, this is due to the constraints innately associated
with the parking area of the existing site. With this in mind, it is noted that the thrust of
Saved Policy T15 of the Milton Keynes Local Plan (2001-2011), in respect of car parking
areas, relates to new development where the design of car parks has not been predetermined. The proposals contained within this application do not seek to make the
existing parking area on the site any less accessible or safe than it previously was by
either extending the building or imposing any other structures within its curtilage that may
cause harm to the accessibility of the site. The historic use of the site is a material
consideration.
The site, and the rest of the Local Centre, is served by existing car parking located
immediately to the north-west of the application site, with additional parking located further
to the north-west beyond the central cluster of units within the Local Centre. These
parking areas contain sufficient spaces to absorb the aforementioned lack of on-plot
parking contained within the application site. However, it is noted that several of the
representations received state objections to the change of use based on the impact that
the Chapel has had on parking on Shenley Road. It is noted that Shenley Road runs
directly adjacent to, and possesses a direct access to, the All Saints Church, which is
located to the north of the application site. The Highway Officer was consulted on the
application and undertook a site visit on Sunday the 20th May 2018, during the Winners
Chapel’s service, to observe the parking of cars within the locality. The Highway Officer
had the following comments to make regarding this site visit:
“I visited the site yesterday between just after 0900 – 1020.
When I arrived the All Saints Church service had already begun. Their car park was full. In
addition there was some parking on double yellow lines in the access road to the car park.
There were 5 cars parked on Shenley Road. These would appear to be associated with
the All Saints Church because at 1020 after the service was over these cars had gone.
For the Winners Chapel I did not witness any off-site parking problems. Within the car
park itself they seemed well organised with parking marshals assisting people into parking
spaces. The parking areas were utilised as efficiently as they could. Cars were parked
within their site and the larger parking area on the north east side of the car park. A few
cars were parked outside the community centre but some spare parking spaces were
available in this area.
Minibuses were used to bring some people to the chapel.
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Based on my observations I cannot see that on highway safety grounds there are reasons
to object to the change of use.”
For the reasons stated above, and specifically the existing layout of the site’s parking
area; the Highway Officers observations; the availability of parking within the Local Centre
and the relatively small shortfall of on-plot parking in the application site, it is considered
that the proposed change of use accords with Saved Policy T15 of the Milton Keynes
Local Plan (2001-2011).
5.7 Other Matters
Several of the representations referenced the CCTV cameras that have erected on the
building. It is the Planning Officer’s view that these CCTV cameras, due to their size and
the fact that they have not been erected on a building that is either in a Conservation Area
or classified as a Listed Building, would not require planning permission. However, the
applicant is minded that if they wish to obtain formal confirmation of this, they would need
to apply for a Certificate of Lawfulness. Furthermore the issues raised in relation to the
use of CCTV cameras are not a material planning consideration.

6.0

CONCLUSIONS

It is recommended that the proposed works are approved, subject to the conditions set out
in section 7 of this report.

7.0

CONDITIONS
1. The use of the building for church activities shall be restricted to the following
hours: 09:00-21:00.
Reason: To protect the residential amenity of the surrounding residential properties
in accordance with Saved Policy D1 (iv) of the Milton Keynes Local Plan (20012011).
2. The car parking area shown on the approved drawings shall be constructed,
surfaced and permanently marked out as approved. 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.
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Appendix to 18/00720/FUL
A1.0 RELEVANT PLANNING HISTORY
No relevant planning history on the site.
A2.0 ADDITIONAL MATTERS
None.
A3.0 CONSULTATIONS AND REPRESENTATIONS
A3.1

Ward Councillor Rankine
No response received.

A3.2

Ward Councillor Wales
No response received.

A3.3

Ward Councillor Clancey
No response received.

A3.4

West Bletchley Parish Council
Objected on the following grounds:
Parking- Have a detrimental impact on traffic and parking in this area generating
additional traffic increasing the parking requirement in this area to an unacceptable
level leading to both vehicle obstructions and dispersed parking in adjacent roads.
Noise- Create an unacceptable noise nuisance resulting in loss of amenity, having
a detrimental impact on the quiet enjoyment of this area by local residents.
Levels and frequency of use- It is noted that the proposed building layout
incorporates a large auditorium and four classrooms. Use of the 5 areas would be
likely to attract visitors from beyond the local vicinity resulting in a
disproportionately high use of vehicles further contributing to traffic problems.
Air Conditioning- That the ventilation system may cause nuisance and have an
adverse impact aesthetically to residents backing on to the site visually.
CCTV- Planning permission may be needed to erect CCTV and the local residents
feel this is an intrusion to their privacy
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A3.5

Environmental Health
I have reviewed the plans and supporting statements and have the following
comments on the above application:
The premises has been the subject of noise complaints from local residents and
several visits have been made during church services and activities over the past
10-12 months. Prior to submission of the application the noise assessment was
submitted to Environmental Health for review. To verify the contents of the
assessment a further visit was carried out on 11 March 2018 by myself and my
colleague Gillian Clarke. During the visit activities associated with the chapel were
assessed from the gardens of 83 and 89 Shenley Road.
The noise sources that were witnessed and are attributable to the church were;
noise from the congregation arriving at approximately 09:45-10:15 (car engines,
car doors closing and some voices), and a drumming sound that was audible in
the gardens of both properties (albeit slightly clearer in the garden of 83 Shenley
Road). The drumming sound was heard for 3 short periods (5-10 minutes)
between 10:00 and 12:15 (approximately 10:15, 11:00 and 12:10). The drumming
heard was subjectively of a lower level than visits made in July and September
2018, works had been carried out subsequent to those visits so it was expected
that this would be the case. Before leaving the area it was confirmed that the
congregation were leaving at around 12:20 and therefore the service was over.
The visit on 11 March confirmed the findings of the acoustic report as
representative of the current situation and my professional opinion is the that the
noise from the drumming is not sufficient to be a Statutory Nuisance that requires
enforcement action. During the Sunday service, noise from music (drumming) at
Winners Chapel was barely measurable, and generally below existing background
noise levels. I understand that the noise can be present on 1-2 evenings on
weekdays however this is again for short periods. In my view this is not sufficient
to warrant an objection to this application. Noise from use of the car park is not a
matter that Environmental Health are able to control and Winners Chapel are
clearly not responsible for all of the use of the car park or enforcement behaviour
in the car park therefore I do not consider that this is a matter that is sufficient to
object to this application or something that can be controlled by use of conditions.
In order to control use of the building to the level currently experienced I would
recommend a condition regarding hours of use, in addition I would recommend a
condition regarding noise level at the site boundary as suggested by the applicant.
The following conditions are therefore recommended:
•
Noise from church activity within the building shall not exceed 50 dB LAeq 5
mins.
•
The use of the building for church activities shall be restricted to the
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following hours: 09:00-21:00
A3.6 Highway Officer
I visited the site yesterday [20th May] between just after 0900 – 1020.
When I arrived the All Saints Church service had already begun. Their car park was
full. In addition there was some parking on double yellow lines in the access road to
the car park. There were 5 cars parked on Shenley Road. These would appear to
be associated with the All Saints Church because at 1020 after the service was
over these cars had gone.
For the Winners chapel I did not witness any off-site parking problems. Within the
car park itself they seemed well organised with parking marshals assisting people
into parking spaces. The parking areas were utilised as efficiently as they could.
Cars were parked within their site and the larger parking area on the north east side
of the car park. A few cars were parked outside the community centre but some
spare parking spaces were available in this area.
Minibuses were used to bring some people to the chapel.
Based on my observations I cannot see that on highway safety grounds there are
reasons to object to the change of use.
A3.7 Neighbour/Third Party Representations
Neighbour representations were received from the following properties
89 Shenley Road
83 Shenley Road
85 Shenley Road
81 Shenley Road
77 Shenley Road
87 Shenley Road
The representations received objected to the proposal on the grounds of:
-

Impact on residential amenity (noise)
CCTV cameras (privacy)
Air condition units and screening (noise and visual appearance)
Impact on parking / highway safety
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APP

03

Application Number: 18/00798/FUL
Description New residential hub building to accommodate living space for 4 priests and
associated support facilities
AT St Augustines RC Church , Langcliffe Drive, Heelands, Milton Keynes, MK13 7PL

FOR The Diocese of Northampton
Target: 24 May 2018
Extension of Time: No
Ward: Bradwell

Parish: Bradwell Parish Council

Report Author/Case Officer:
Contact Details:

Team Manager:

1.0

Jeremy Lee
Senior Planning Officer
01908 252316
jeremy.lee@milton-keynes.gov.uk
Nicola Thompson, 01908 252789 : nicola.thompson@miltonkeynes.gov.uk

RECOMMENDATION

It is recommended that planning permission be granted subject to the conditions set out at
the end of this report.
2.0

INTRODUCTION

The Site
2.1
The application site is located to the northwest of the junction of Saxon Street and
Leyburn Court. The site consists of the main church building together with a detached,
two storey, Presbytery. In front of the church building, facing onto Langcliffe Drive there is
a car parking area for 24 vehicles. Between the church building and Leyburn Court is a
relatively large area of landscaping including a large hedge/tree screen around the outside
of the site.
2.2
To the north of the church is a small area of open space and beyond that is
dwellings. To the west are more dwellings and to the south are a large hotel and its
associated car park. To the east, on the opposite side of Saxon Street is a large are of
open space and the tall CMK mast and the wider Lindford Wood Area.
2.3
To the north-east of the site is the site of the former Suffolk Punch PH which is
currently being redeveloped for housing and a community hall.
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The Proposal
2.4
The main element of the proposal would be a building situated at the rear of the
existing church. This building would be roughly ‘U’ shaped’, and would be largely single
storey, but with 4 rooms at first floor level contained within individual gables along the
Leyburn Court frontage. This building would contain living accommodation for four priests
along with office/meeting rooms. The area between the wings of the ‘U’ would be laid out
as a courtyard garden.
2.5 The proposal includes a detached double garage located between the ‘U’ shaped
building and the church, a cycle store, a bin store, two car parking spaces and a driveway
connecting the entrance at the front of the church to the garage and parking spaces at the
rear.
Reason for referral to committee
2.6
The application is reported to Development Control Panel at the request of Ward
Councillors Robin Bradburn and Robert Exon. They are concerned that the proposal
would conflict with the planning permission given for the development on the Suffolk
Punch site.

3.0

RELEVANT POLICIES

3.1
National Planning Policy Framework (2018)
Paragraph 11: Presumption in favour of sustainable development
Paragraph 47: Determining applications
Paragraphs 54-57: Planning Conditions and obligations
Section 8: Promoting healthy and safe communities
Paragraph 118 d): Making effective use of land
Section 12: Achieving well-designed places
Section 15: Conserving and enhancing the natural environment
The Development Plan
3.2

Neighbourhood Plan

There is no Neighbourhood Plan covering the Heelands area.
3.3

Core Strategy (2013)

Policy CSA: Presumption in favour of sustainable development
Policy CS10: Housing
Policy CS13: Ensuring High Quality, Well Designed Places
Policy CS19: The Historic and Natural Environment
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3.4

Saved Policies of the Local Plan 2001-2011 (2005)

Policy D1: Impact of Development Proposals on Locality
Policy D2: Design of Buildings
Policy D4: Sustainable Construction
Policy C2: Protection of Community Facilities
Policy T10: Traffic
Policy T15: Parking Provision
3.5
Supplementary Planning Documents
Parking Standards (2016)
3.6

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.
4.0

MAIN ISSUES

Principle of development
Highway matters and parking
Impact on character of the area
Design
Residential amenity
Landscape
Ecology
Drainage and flood risk
Other matters
5.0

CONSIDERATIONS

Principle of development
5.1
In the proposals map for the Adopted Milton Keynes Local Plan 2001-2011, the
application site is identified for Community Facilities. The community facility in this
instance is the existing church. Whilst the proposed building does not in itself provide
additional community facilities it would provide additional support for the provision of those
services. The development of the site to provide accommodation for priests associated
with the church has been previously accepted when the existing Presbytery was granted
planning permission (01/00784/FUL) in 2001. It is therefore considered that the principle
of providing accommodation for priests on the site is acceptable.
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5.2
The question of whether the proposal would conflict with the planning permission
for the development currently under construction on the Suffolk Punch site also impacts
upon the principle of the proposed development. Development of the Suffolk Punch Site
for 27 dwellings and a community hall was permitted under reference 16/01475/FUL on 4 th
April 2018. The permission was subject to a number of conditions and a Section 106
Agreement between the Council and the Developer.
5.3
In relation to the current proposal the most important condition attached to planning
permission 16/01475/FUL is condition 17 which states:
‘Prior to the occupation of the development hereby permitted, the access road and car
parking shown on the approved drawings on the Suffolk Punch site shall be constructed,
surfaced and permanently marked out. The car parking so provided shall be maintained
as a permanent ancillary to the development and shall be used for no other purpose
thereafter.’
5.4

In addition the Section 106 requirement includes the provision:

‘The developer and the owners covenant with the Council prior to the occupation of the
development to provide the parking spaces in the locations and to the specification shown
on Plan 1.’
Plan 1 shows 20 car parking spaces located on land to the north and east of the church.
The driveway serving the car parking spaces follows the same route as the driveway
serving the current proposal. However, the parking spaces are on land to the side of this
driveway.
5.5

In addition in the Definitions and Interpretations section of the agreement it states:

‘Parking Spaces means the 20 parking spaces to be delivered by the Owners and/or
Developer at the location and to the specification as shown shaded purple on Plan1.
These spaces shall be allocated on the basis of six (6) to the Community Hall and ten (10)
to the Church. The four (4) disabled spaces shall be shared between the Community Hall
and the Church.’
5.6
On the basis of the Suffolk Punch planning permission and Section 106 agreement,
it is considered that there is no conflict between the current proposal and the approved
development. Whilst the driveway serving the proposed development would be on the
same site as the driveway serving the 20 spaces associated with the Suffolk Punch
development, it would not prevent access to those spaces.
5.7
Nevertheless, there is an expectation among the local community that the Suffolk
Punch development would provide additional parking facilities on the Church site. This
expectation is clearly based on the Proposed Site Layout drawing submitted in support of
application 16/01475/FUL which shows 52 car parking spaces to serve the community
facility, but “shared with church and local community”. The 32 spaces not covered by the
Section 106 agreement are shown on the land to which the current application relates.
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However, in his report to the 9 March 2017 Development Control Committee (where it was
resolved to approve the application) the Case Officer noted “the 52 spaces would be far in
excess of the Parking Standards and it would not therefore be reasonable to require this
number of spaces to be provided by the applicant”.
5.8 It is understandable why, based on the Suffolk Punch ‘Proposed Layout’ drawing, that
there is a belief that there is a conflict between the current proposal and the Suffolk Punch
development. However, for the reasons given above, it is considered that there is no
conflict between the applications and that no objection to the principle of the development
on these grounds can be sustained.
Highway matters and parking
5.8
Much of the concerns raised in relation to the impact of the proposal on the
approved car parking associated with the Suffolk Punch development is due to problems
in the area resulting from on-street parking generated by services at the church. It is clear
that the off-street car parking facility provided for the church when it was built is in
adequate to serve the current congregation. However, it is not possible to use current
proposals to address an existing parking problem and whilst it may be considered
preferable for the application site to be developed to provide additional parking spaces to
serve the church, the Council has to consider the application currently submitted on its
own merits.
5.9 It is considered that given the way the development is to be used it is considered
appropriate to calculate the parking requirement on the basis of the building being a four
bedroom house. The site is within parking zone 3. On that basis the parking requirement
given in the Council’s Parking Standards are:

Parking
Standards
Provided
Requirement - Zone 4
Plot
Type of Allocated
Unallocated Allocated
Unallocated
Number Houses
+ tandem
Tandem
1
4 bed
2
0.5
2
0
Totals
2
0.5
2
0
Site
3 spaces required
2 spaces provided
Total

+

5.10 Although the application does not provide the required unallocated (visitor) space it is
considered that the additional parking spaces can be achieved within the current
application site by a vehicle parking across the front of the proposed garage. It is therefore
considered that adequate parking is provided on the site to serve the development.
5.11 It is not considered that the proposal would have a significant, detrimental, impact
upon highway safety or the free flow of vehicles on the highway.
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Impact on character of the area
5.12 The proposed building would largely be screened from public view by the existing
buildings on the site and the tall trees which line the south and west boundaries of the site.
Where views of the development are achieved, it is considered that the design of the
proposed building is appropriate for the site and reflects the design and appearance of its
surroundings.
Design
5.13 The existing church building is of a striking, hexagonal, design. However, the
adjoining Presbytery is of a more traditional residential design, reflecting the design and
appearance of nearby residential properties. It is considered that the proposed
development reflects the more traditional scale and appearance of the residential
properties whilst acknowledging its ecclesiastical function through the courtyard garden
layout, with its surrounding cloister like covered walkway, and circular windows on the
north elevation.
Residential amenity
5.14 The proposed development is well separated from nearby residential properties
and for the most part is relatively low. There would be no overshadowing of other
properties from the proposed development and the only potential for overlooking of
adjoining properties would come from the first floor ‘French’ windows with Juliette
balconies on the south elevation. However, these windows would look across Leyburn
Court towards the car park associated with the hotel. It is not considered that the proposal
would have any impact on the residential amenities of adjoining properties.
Landscape
5.15 The proposed development would have little impact upon the landscaping seen
from public areas. However, it would result in the loss of some trees within the site.
Although the submitted drawings show the trees around the southern and eastern
boundaries of the site being retained at points the building would come quite close to
some of those trees. It is therefore considered appropriate to impose conditions requiring
the submission of satisfactory landscaping details and appropriate tree protection
measures during construction.
Ecology
5.16 It is not considered that the proposal would have a significant impact upon the
ecological value of the site. It does contain some trees which will be lost as a result of the
development, but the majority of the trees, and the most significant trees and the habitat
they provide would be retained.
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Drainage and flood risk
5.17 Subject to a condition requiring the submission of the details of a Sustainable
Drainage Strategy it is considered that the proposal is acceptable in terms of drainage and
flood risk.
6.0

CONCLUSIONS

6.1
It is considered that the proposal itself would not have any detrimental impact upon
on street car parking, the appearance of the area or the amenities of local residents.
Whilst the development does not allow for the additional 32 spaces that may have been
provided on the site, the proposal does not prevent the provision of the 20 car parking
spaces that were required to be provided as part of the Suffolk Punch development. It is
therefore recommended that planning permission be granted subject to the conditions set
out below.

7.0

CONDITIONS
1.

The development hereby permitted shall begin before the expiration of three
years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 91 of the Town and
Country Planning Act 1990.

2.

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.

3.

The development hereby approved shall be carried out in accordance with
the materials specified on the approved plans.
Reason: To ensure that the new work complements the existing building and
to ensure the development does not detract from the character and
appearance of the area in accordance with Policy CS13 of the Milton Keynes
Core Strategy 2013 and Saved Policies D1 and D2 of the Milton Keynes
Local Plan 2001-2011.
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4.

No building or use hereby permitted shall be occupied or the use
commenced until the vehicular access/driveway has been provided and
thereafter retained at the position shown on the approved plans.
Arrangement shall be made for surface water drainage to be intercepted and
disposed of separately so that it does not discharge from or onto the highway
carriageway.
Reason: In the interests of highway safety in accordance with Policy CS13 of
the Milton Keynes Core Strategy 2013 and Saved Policy D1 of the Milton
Keynes Local Plan 2001-2011.

5.

Notwithstanding the approved drawings, 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.
These details shall include existing trees and/or hedgerows to be retained
and/or removed accurately shown with root protection areas; existing and
proposed finished levels or contours; means of enclosure; visibility splays;
areas of hard surfacing materials; proximity between street lights and tree
planting; pedestrian access and circulation areas; civic space / public park
furniture, play equipment, bins etc.; proposed and existing functional
services above and below ground such as cables, pipelines, substations.
Soft landscape works shall include planting plans at a minimum scale of
1:200 with schedules of plants noting species, plant supply sizes and
proposed densities; written specifications (including cultivation and other
operations associated with tree, plant and grass establishment; and the
implementation programme.
Development shall be carried out in accordance with the approved details. 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.
All hard and soft landscape works shall be carried out prior to the 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.
Reason: To protect significant trees and hedgerows, safeguarding the
character of the area and preserving habitat and to minimise the effect of
development on the area in accordance with Policies CS13 and CS19 of the
Milton Keynes Core Strategy 2013 and Saved Policy D1 of the Milton
Keynes Local Plan 2001-2011.

6.

No development shall take place until an assessment of ground conditions to
determine the likelihood of any ground, groundwater or gas contamination of
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the site has been carried out in accordance with the Environment Agency's
'Model Procedures for the Management of Land Contamination'. The results
of this survey detailing the nature and extent of any contamination, together
with a strategy for any remedial action deemed necessary to bring the site to
a condition suitable for its intended use, shall be submitted to and approved
by the Local Planning Authority before construction works commence.
Any remedial works shall be carried out in accordance with the approved
strategy and validated by submission of an appropriate verification report
prior to first occupation of the development.
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 Saved Policy D1 (iv) of the Milton Keynes Local Plan 2001-2011.
7.

All existing trees, woodlands and hedgerows to be retained as shown on the
approved plans shall be fully protected in accordance with the latest British
Standards (currently BS 5837:2012 'Trees in relation to design, demolition
and construction-Recommendations') by the time construction begins. All
protective measures must be in place prior to the commencement of any
building operations (including any structural alterations, construction,
rebuilding, demolition and site clearance, removal of any trees or hedgerows,
engineering operations, groundworks, vehicle movements or any other
operations normally undertaken by a person carrying on a business as a
builder). The Root Protection Area (RPA) within the protective fencing must
be kept free of all construction, construction plant, machinery, personnel,
digging and scraping, service runs, water-logging, changes in level, building
materials and all other operations. All protective measures shall be
maintained in place and in good order until all work is complete and all
equipment, machinery and surplus materials have been removed from the
site.
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.
Reason: To protect significant trees and hedgerows, safeguarding the
character of the area and preserving habitat and to minimise the effect of
development on the area in accordance with Policies CS13 and CS19 of the
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Milton Keynes Core Strategy 2013 and Saved Policies D1 and D2A of the
Milton Keynes Local Plan 2001-2011.
8.

No development shall take place until a Sustainable Drainage Strategy and
associated detailed design, management and maintenance plan of surface
water drainage for the site using SuDS methods has been submitted to and
approved in writing by the Local Planning Authority. The approved drainage
system shall be implemented in accordance with the approved Sustainable
Drainage Strategy prior to the use of the building commencing and
maintained thereafter for the lifetime of the development.
Reason: To prevent the increased risk of flooding by ensuring the provision
of a satisfactory means of surface water disposal is incorporated into the
design and the build and that the principles of sustainable drainage are
incorporated into this proposal and maintained for the lifetime of the proposal
in accordance with Saved Policies S13 and D1 (ii) of the Milton Keynes Local
Plan 2001-2011.

9.

Prior to the occupation of the development hereby permitted, details of the
cycle storage and bin storage areas shown in the approved drawings shall
be submitted to an be approved by the local planning authority. The cycle
storage and bin storage areas shall be provided and permanently retained in
accordance with the details so approved.
Reason: To ensure that adequate cycle storage and bin storage facilities are
provided to serve the development.
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Appendix to 18/00798/FUL
A1.0 RELEVANT PLANNING HISTORY
01/00784/FUL
Erection of one dwelling house as presbytery
Permitted 03.07.2001
13/02422/FUL
Erection of double garage attached to existing dwelling
Permitted 13.01.2014
A2.0 ADDITIONAL MATTERS
None.
A3.0 CONSULTATIONS AND REPRESENTATIONS
A3.1

Ward Councillor Robin Bradburn
I object to this application as it appears to have a detrimental effect on a previous
decision by Milton Keynes Council for the Suffolk Punch site (16/01475/FUL).
I would request that the application is considered by Development Control
Committee or Panel.

A3.2

Ward Councillor Robert Exon
There are a number of issues with this application and I would like it to be
considered by Development Control Panel.

A3.3

Ward Councillor Marie Bradburn
No response received

A3.4

Parish Council
No comments received

A3.5

MKC Highways Officer
1st response
The proposals will conflict with the car park as set out under the Suffolk Punch
application significantly reducing it from the approved. In the current form then I
am unable to approve the application when this conflict is in place.
2nd response
As discussed and reluctantly based on the approved conditions / s106 for
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16/01475/FUL I have no objections subject to the following condition:
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.

Officer comments
The Highway Engineer’s initial comments reflect his reading of the submitted Site
Layout drawing submitted in support of 16/01475/FUL. His amended comments
followed his reading of the details of that permission.

A3.6

No comments have been received from local residents.
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Application Number: 18/01456/ADV
Description Advertisement consent for 3 Fascia Signs
AT Xscape Building, 602 Marlborough Gate, Central Milton Keynes, Milton Keynes, MK9
3XS
FOR Xscape
Target: 28 September 2018
Extension of Time: Yes
Ward: Central Milton Keynes

Parish: Central Milton Keynes
Town Council

Report Author/Case Officer:
Contact Details:

Team Manager:

Elizabeth Verdegem
Senior Planning Officer
01908 252462
elizabeth.verdegem@milton-keynes.gov.uk
Nicola Thompson, nicola.thompson@milton-keynes.gov.uk
01908 252789

1.0

RECOMMENDATION

1.1

It is recommended that permission is granted subject to the standard advertisement
conditions set out in this report.

2.0

INTRODUCTION
The Site

2.1

The application site is located is located in the south-east grid square of Central
Milton Keynes, bounded by Avebury Boulevard, Secklow Gate, Childs Way and
Marlborough Street. The proposed adverts are proposed on the south-west
elevation of the Xscape building, facing towards Secklow Gate. The Xscape
building is surrounded by car parking on all sides, within the grid square, and the
building itself contains a number of restaurants, shops and leisure facilities
including cinema, bowling alley, indoor sky diving and indoor ski slope.
The Proposal

2.2

This proposal seeks Advertisement Consent for three fascia signs. These consist of
a dark blue ‘X’ for the first sign, and below the word ‘xscape’ for the second sign at
the top and centre of the south-west elevation, to be rear illuminated as a maximum

(53)

of 200cd/m2. The third sign is proposed on the bottom left corner of the elevation
with the words ‘make great your escape’ in white and unilluminated.
Reason for referral to committee
2.3

The application is referred to Development Control Panel as a result of an objection
and call-in request from Central Milton Keynes Town Council.

3.0

RELEVANT POLICIES

3.1

National Planning Policy Framework (2018)
Paragraph 132: determining advertisement applications

3.2

The Town and Country Planning (Control of Advertisements) (England) Regulations
2007 (as amended)
The Development Plan

3.3

The CMK Alliance Plan 2026 (2014)
Policy CMKAP G9: Design and Height of Buildings

3.4

Core Strategy (2013)
Policy CS13: Ensuring High Quality, Well Designed Places

3.5

Saved Policies of the Local Plan 2001-2011 (2005)
Policy D1: Impact of Development Proposals on Locality
Policy D2: Design of Buildings
Supplementary Planning Documents

3.6

Milton Keynes Council's Outdoor Advertising Policy (2005)

3.6

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.

4.0

MAIN ISSUES
Principle of development
Impact on Public Safety
Impact on Amenity
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5.0

CONSIDERATIONS
Principle of development

5.1

The advertisements proposed are of a size and siting which means that they
cannot be considered to have deemed consent under The Town and Country
Planning (Control of Advertisements) Regulations 2007 (as amended). The signs
require Advertisement Consent which is being applied for in this application.
Advertising applications must only be assessed against impact on amenity and
public safety.

5.2

For clarity, paragraph 132 of the NPPF (2018) states that: “The quality and
character of places can suffer when advertisements are poorly sited and designed.
A separate consent process within the planning system controls the display of
advertisements, which should be operated in a way which is simple, efficient and
effective. Advertisements should be subject to control only in the interests of
amenity and public safety, taking account of cumulative impacts.”

5.3

Therefore, an advertisement that is acceptable from an amenity and public safety
perspective should be approved. The impact of these factors is considered below.
Impact on Public Safety

5.4

The signs are not considered to have any impact on public or highway safety.
Although the signs will be visible from the public highway and areas, they are not
overly striking that they would be considered distracting, being dark blue and white,
and not so brightly lit that they would cause glare or blind drivers, given their
position, low level of illumination and given the surrounding lighting in the area.
Indeed, the proposed illumination of 200 cd/m2 is low and would ensure that the
signs would not have a domineering visual impact from close or distant visual
viewpoints.

5.5

Central Milton Keynes (CMK) Town Council have objected to the proposal on the
grounds that the scale of the illuminated signs (the blue X and word “xscape”)
would distract drivers at the closest junctions and along Childs Way. Whilst noted,
and with respect, the case officer disagrees with this assessment, as due to the
simple design of the ‘X’ sign and proposal as a whole, it would not require a lengthy
visual examination for a driver to be distracted when at the junction. There are
many other road, shop and street signs located near to junctions and along roads
that do not cause an issue to public safety.

5.6

The Council’s Highways Officer has no objection in highway safety terms given that
the proposed illuminance is low, and requests the standard illuminance condition
be secured. The case officer agrees that this is a reasonable request and a
condition can be imposed to secure this.
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5.7

It is therefore considered that the proposal is acceptable for a public safety
perspective.
Impact on Amenity

5.8

CMK Town Council have also objected on the grounds of public amenity,
considering that the proposal would be visually intrusive, and have a negative
impact on the residents of South 10th Street, and the wider Milton Keynes Area.

5.9

Although the proposal would be visible from public viewpoints, it is not considered
that the signs would have a negative impact on amenity of nearby residents. Being
visible does not in itself equate to a negative amenity impact and although the
Town Council have expressed their concerns over the design, the ‘X’ sign itself
would not cause demonstrable harm from a residential amenity perspective, or on
the wider landscape and townscape as a whole. The proposal is in dark colours,
with subtle low level illuminance in an area characterised with street lights and
illumination from the Xscape building itself and other surrounding buildings and
signage. If residents in near proximity and further afield are used to seeing the
Xscape building at night then the visual impact of this proposal will not negatively
affect residential amenity, through lighting or visual intrusion of the signs
themselves. The proposal would not lead to a significant or adverse cumulative
impact than what is currently experienced within the locality.

5.10

The Town Council have also commented that they have concerns with the
positioning of the proposal, and the method of fixing to the exterior of the building.
Given the height and position of the blue ‘X’ and ‘xscape’ it is considered that the
method of fixing the signs to the building would not have a negative impact on
public amenity, a key factor to consider in Advertisement Consent applications. The
signs will be vertically fixed between the two columns on the south-west elevation,
and it would therefore be difficult to get a ‘side-on’ view of the sign to be able to see
the way it is fixed to the elevation. Even standing at the entrance of the building and
looking up, the slope of the elevation is such that the fixings behind the sign would
be unlikely to be visible, and certainly not visually intrusive enough to negatively
affect public amenity.

5.11

As above, while CMK Town Council has a negative opinion on the white slogan
sign, the proposal is not considered to be of a scale or position where it could be
considered to have a significant, visually intrusive impact to be having a negative
effect on public amenity. The slogan sign is large in order to be easily read but not
disproportionate to the building as a whole (nor in terms of the cumulative extent of
the proposed signs), but otherwise simple in design and unilluminated, lower down
on the building and therefore not likely to be seen from greater distances.
Other Matters

5.12

The Town Council and other residents have commented that the Xscape building is
already a recognisable feature and question whether the proposal needs additional
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signage. This is not a material planning consideration in the determination of this
application, as the proposal can only be considered on the above criteria and not
whether they are considered necessary.
5.13

Policy CMKAP G9 of the CMK Alliance Plan states that “advertisements and
corporate signage are not encouraged in the CMK skyline, which is considered
public domain.” However, it stands that the signs can only be assessed on the
impact on public safety and amenity, as has been assessed above. The signage is
not considered to be in the skyline in any case, as all signs are contained within the
backdrop of the main building.

6.0

CONCLUSIONS

6.1

Overall, it is considered that the proposal will not have a negative impact on
amenity or public safety, and therefore complies with the criteria for considering
adverts in this regard. Given the nature of the site and surroundings, the proposed
signage is considered to be acceptable and is not deemed to be inappropriate
therefore it can be supported. The proposed advertisement is considered to comply
with Milton Keynes Council's Outdoor Advertising Policy, 2005, saved policies D1
(iii), D2 of the Milton Keynes Local Plan, and the advice within the National
Planning Policy Framework 2018.

7.0

CONDITIONS
1. This consent shall be restricted to a period of five years from the date of the
consent. On or before the expiry of five years the advertisement/s shall be
removed and the building (land) reinstated.
Reason: This condition is specified by the Town and Country Planning (Control
of Advertisements) (England) Regulations 2007.
2. i. No advertisement is to be displayed without the permission of the owner of
the site or any other person with an interest in the site entitled to grant
permission (this includes the highway authority, if the sign is to be placed on
highway land);
ii. No advertisement shall be sited or displayed so as to:(a) endanger persons using any highway, railway, waterway, dock, harbour
or aerodrome (civil or military);
(b) obscure, or hinder the ready interpretation of, official road, rail, waterway
or aircraft signs, or otherwise make hazardous the use of these types of
transport; or
(c) hinder the operation of any device used for the purpose of security or
surveillance or for measuring the speed of any vehicle.
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iii. Any advertisement displayed, and any site used for the display of
advertisements, shall be maintained in a condition that does not impair the
visual amenity of the site.
iv. Any structure or hoarding erected or used principally for the purpose of
displaying advertisements shall be maintained in a condition that does not
endanger the public.
v. Where an advertisement is required under these Regulations to be removed,
the site shall be left in a condition that does not endanger the public or impair
visual amenity.
Reason: These conditions are specified by the Town and Country Planning
(Control of Advertisements) (England) Regulations 2007 and to prevent an
unsatisfactory form of permanent display in accordance with Policy CS13 of
the Milton Keynes Core Strategy 2013 and Saved Policy D1 of the Milton
Keynes Local Plan 2001-2011.
3.

The illumination of the advertisements hereby permitted shall at no time
exceed 200 cd/m2.
Reason: In the interests of visual and residential amenity and highway safety
in accordance with Policy CS13 of the Milton Keynes Core Strategy 2013
and Saved Policy D1 of the Milton Keynes Local Plan 2001-2011.
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Appendix to 18/01456/ADV
A1.0 RELEVANT PLANNING HISTORY
No relevant planning history on the site.
A2.0 ADDITIONAL MATTERS
None.
A3.0 CONSULTATIONS AND REPRESENTATIONS
A3.1 Ward Councillor – Cllr Moriah Priestly
No response received.
A3.2 Ward Councillor – Cllr Pauline Wallis
No response received.
A3.3 Ward Councillor – Cllr Paul Williams
No response received.
A3.4 Central Milton Keynes Town Council
“Objects to the application on grounds of negative impact on public amenity and on
the safety of the public highway.”
Specific issues raised:
 Size of the ‘X’ and the impact on the skyline,
 impact on residential amenity of the residents of South 10th Street,
 visibility from Loughton and Shenley Church End and west of the A5,
 position of sign “protruding” from the main façade,
 unresolved fixing arrangement, and fixings passing through the glazing,
 “unwelcome” visual intrusion of the slogan sign; and
 considers white vinyl of the slogan sign to be poor quality.
Officer Response
Noted – comments addressed in the report
A3.5 MKC Highways Officer
“I have no objections to the adverts. Please add the appropriate luminance
condition using the levels as set out in:
The Professional Lighting Guide, PLG 05, “The Brightness of Illuminated
Advertisements” (Institution of Lighting Professionals, 2014).”
Officer Response
Noted – standard advertisement conditions secured.
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A3.6 Third party representations
Three representations have been received regarding this application. The material
planning considerations are summarised below:


Considers the sign overbearing.

Other comments have also been submitted which are not considered material
planning considerations:




Consider the sign unnecessary, as the building is well known,
Consider that there should be a more restrained approach to signage.
Consider that the ‘X’ has negative and positive social connotations.
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Application Number: 18/01535/FUL
Description Erection of a four bedroom detached house with associated parking spaces.
AT 13 Roche Gardens, Bletchley, Milton Keynes, MK3 6HR
FOR Mr Luciano Pilla
Target: 20.08.2018
Extension of Time: Yes (28.09.2018)
Ward: Bletchley Park

Parish: West Bletchley

Report Author/Case Officer:

Contact Details:

Team Manager:
1.0

Olivia Farrell
Planning Officer

01908 252119
olivia.farrell@milton-keynes.gov.uk
Nicola Thompson: nicola.thompson@milton-keynes.gov.uk

RECOMMENDATION

It is recommended that planning permission is granted subject to the conditions set out in
this report.
2.0

INTRODUCTION

The Site
2.1

The application site is located on a prominent corner plot on Roche Gardens in a
residential area of Bletchley. The application site currently contains No. 13 Roche
Gardens which is a three bedroom semi-detached house with a linked garage and
large garden. To the east of the application site is attached neighbouring property,
No. 11 Roche Gardens and beyond this there are a number of two storey detached
properties including No. 7 and 9 Roche Gardens. To the south of the site, there are
a number of other two storey semi-detached properties including No. 18, 20, 22
and 24 Roche Gardens. To the north of the site there are a number of single storey
properties including the closest rear property, No. 15 Roche Gardens.
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The Proposal
2.2

The application seeks planning permission for the erection of a four bedroom
detached house to the west of No.13 Roche Gardens.

2.3

During the application amended plans were received which removed the gable
frontage, altered the position of the side fence and provided additional highways
information including visibility splays.

Reason for referral to committee
2.4

This application is referred to the Development Control Panel for determination at
the request of West Bletchley Parish Council. The Parish Council have objected to
the application on the grounds of overdevelopment, impact on the character of the
streetscene, highways safety, visual intrusion, loss of privacy, loss of light and an
increased flood risk.

3.0

RELEVANT POLICIES

3.1

National Planning Policy Framework (2018)
Paragraphs 11-14: Presumption in favour of sustainable development
Section 4: Decision-making
Section 5: Delivering a sufficient supply of homes
Section 8: Promoting healthy and safe communities
Section 12: Achieving well-designed places

The Development Plan
3.2

West Bletchley Neighbourhood Plan (Consultation on Submitted Plan)
The application site is located within the designated area of West Bletchley
Neighbourhood Plan. The neighbourhood area plan for West Bletchley was
approved by Cabinet on 10th December 2013. The submitted plan and associated
documents and polices are currently being consulted on as per Regulation 16 of
the Neighbourhood Planning (General) Regulations, 2012. No referendum has
been held with respect to the neighbourhood plan. With this in mind, no weight can
currently be afforded to the Neighbourhood Plan in respect of the determination of
this application.
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3.3

Core Strategy (2013)

Policy CSA: Presumption in favour of sustainable development
Policy CS10: Housing
Policy CS13: Ensuring High Quality, Well Designed Places
3.4

Saved Policies of the Local Plan 2001-2011 (2005)

Policy D1: Impact of Development Proposals on Locality
Policy D2A: Urban Design Aspects of New Development
Policy D2: Design of Buildings
Policy T10: Traffic
Policy T15: Parking Provision
Policy L2: Protection of Public Open Space and Existing Facilities
3.5

Supplementary Planning Documents

Milton Keynes Parking Standards (2016)
New Residential Development Design Guide (2012)
3.6

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.
4.0

MAIN ISSUES

Principle of development
Highway matters and parking
Impact on character of the area
Design
Residential amenity
Landscape
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5.0

CONSIDERATIONS

Principle of development
5.1

The application site is located within a residential area of Bletchley, which is within
the Milton Keynes boundary. The application site is not in a Conservation Area, a
Listed Building, within the setting of a Listed Building or in a flood risk area.

5.2

The application site is located in an area identified as Housing within the Milton
Keynes Local Plan Proposal Map. Saved Policy H7 of the Milton Keynes Local Plan
relates to housing on unidentified housing sites. This policy allows for the creation
of dwellings within settlement boundaries subject to certain criteria. This Policy
reads: 'Proposals for new housing on sites within the limits of the development of
settlements defined on the Proposals Map will be assessed against the following
criteria:
-

-

i) Whether the site has been previously developed
ii) Whether any buildings on the site are empty or under-used and suitable for
conversation to residential use
iii) The location and accessibility of the site to jobs, shops and services by means
other than the car, and the potential for improving such accessibility.
iv) The compatibility of housing development with existing land uses in the
surrounding area
v) Where there is sufficient capacity in existing infrastructure, including water
supply, drainage and other utilities, and community facilities (such as schools and
health facilities) to serve the proposed development
vi) Whether there are any physical and environmental constraints, such as
contamination, noise and flood risk, affecting the site

5.3

Residential curtilage is not deemed to be previously developed land for the
purposes of the above policy. The application site is located in an existing
residential area, well served by local amenities, transport links and services. One
additional residential unit in this area is considered unlikely to result in any strain on
the existing infrastructure of the area. There are no other known constraints which
would preclude the acceptability of the proposal in principle.

5.4

Therefore, as the application site is located within an existing housing area on the
Local Plan proposals map, the principle of developing the site for a domestic
dwelling is considered to be acceptable and in accordance with Saved Policy H7
subject to the material considerations as detailed below.
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Highway matters and parking
5.5

Saved Policies D1 (i) and (vi), T10 and T15 of the Milton Keynes Local Plan 20012011 and CS13 of the Milton Keynes Core Strategy 2013 require that officers
assess any additional traffic generation a development may cause and the resulting
impact on the surrounding road network/ parking provision.

5.6

The Milton Keynes Parking Standards SPD (2016) details the amount of parking
required based on the nature of the proposed development and its location. The
application site is located within Accessibility Zone 3 as identified by the Milton
Keynes Parking Standards SPD 2016.

5.7

Objections have been received from neighbouring properties in relation the impact
of the proposed development on the number of parking spaces available in the
area. The proposed site plan illustrates that there will be two on-plot spaces for
both the host dwelling and the new dwelling. Therefore the proposal is in
accordance with the council’s adopted parking standards and will ensure there is
no significant adverse impact on the highway.

Plot
Number
1. No. 13
(existing)
2. No. 13A
(proposed)
Total

5.8

Type

Parking Standards
Requirement - Zone 3
Allocated

3
2
bedrooms
4
2
bedrooms
4
Site
4 spaces required
Total

Provided
Allocated
2
2
4
4 spaces provided

Objections have also been received from neighbouring properties in relation the
impact of the proposed development on the “blind bend”. The MKC Highways
Officer was consulted and concluded that the visibility from the existing access will
actually improve the visibility around the corner. The reason for this is that the high
frontage landscaping will be removed and controlled by condition. Therefore, the
proposed development will improve the visibility around the corner and will reduce
the current issues related to the “blind bend”.
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5.9

As such, the proposed development is considered to be acceptable in regard to its
impact on the local road network and parking provision. Therefore the proposed
development is considered to accord with Saved Policies D1, T10 and T15 of the
Milton Keynes Local Plan 2001-2011 and guidance as set out in the Milton Keynes
Parking Standards (2016).

Impact on character of the area
5.10

Saved Policies D2 and D2A of the Milton Keynes Local Plan 2001-2011 and Core
Strategy Policy CS13 seek to ensure that all new buildings are high quality, well
designed and relate well to the surrounding area and that proposals reinforce
townscape character.

5.11 The application site is located on a prominent corner plot near the end of Roche
Gardens. The proposed dwelling will be approximately 8.3 metres in width which
will be notably larger than the host dwelling. Whilst this is noted, the local area is
characterised by a variety of dwellings of differing scales, designs and styles. For
example, No.1 and No. 3 Roche Gardens are both large detached properties which
have had two storey side extensions and have a frontage which measures
approximately 10 metres wide. Furthermore, while the proposed dwelling is of a
considerable size, due to the size of the plot, both the dwelling and the associated
amenity space are considered to fit comfortably on site. Therefore, on balance, the
proposed development is considered to be in scale with buildings in the immediate
vicinity and will therefore not be an inappropriate addition to the streetscene.

5.12 As such, the proposed dwelling is considered to not to significantly detract from the
character of the local area and is considered to accord with Saved Policies D2A
and D2 of the Milton Keynes Local Plan 2001-2011.
Design
5.13

Saved Policy D2 also states that development will only be permitted providing the
scale of the proposed extension does not detract from the character of the original
building.

5.14

The proposed dwelling is detached and will be noticeably larger in scale than the
semi-detached host dwelling. Whilst this is noted, the proposed dwelling will have a
similar ridge height and will also utilise matching concrete profile tiles to No. 13. In
addition to this, the proposed development is designed with weatherboard cladding
which will match the colour and materials of the host dwelling. As such, these
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design features will ensure the new dwelling integrates satisfactorily with the
character of the original building.
5.15

For these reasons, it is considered that the development does not detract from the
character of the original building or character and appearance of the area. The
proposal therefore accords with Saved Policy D2 of the Milton Keynes Local Plan
2001-2011 in respect of ensuring that the works would not detract from the
character of the original building.

Residential amenity
5.16

Policy D1 of the Milton Keynes Local Plan 2001-2011 states that development
should be refused if it would be harmful by way of creating an unacceptable visual
intrusion or loss of privacy, sunlight and daylight.

5.17

Objections have been received from neighbouring properties in regards to loss of
sunlight and daylight. However, the surrounding properties will be at a sufficient
distance to ensure that they do not experience a loss of sunlight and daylight, the
main property that will be impacted in terms of sunlight and daylight will be the host
dwelling. The rear of proposed dwelling is designed to be part single storey and
part two storey to ensure that the proposed development will not infringe the 45
degree line from No. 13’s closest ground floor window. As such, the proposed
single storey element will mitigate the impact on sunlight and daylight to the closest
impacted neighbour. Therefore, the proposed development will have a limited
impact on the host dwelling and surrounding properties in regards to sunlight,
daylight and visual intrusion.

5.18

Objections have also been received in regards to a loss of privacy to neighbouring
properties. The proposed front and rear first floor openings will be located well
above the recommended 22 metre back-to-back distance and will face onto the
frontage of the surrounding properties. As such, the impact on neighbours in
regards to privacy is considered to be minimal. It is noted that there are three side
elevation openings proposed which will serve bathrooms and therefore it is
considered reasonable and necessary to condition that these be obscurely glazed
and non-opening below 1.7 metres.

5.19 Overall, therefore, it is considered that the proposed development would not result
in an adverse impact on the amenity of neighbouring dwellings and as such would
accord with Saved policy D1 (iii) of the Milton Keynes Local Plan 2001-2011.
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Landscaping
5.20 Saved Policy D2 (v) and NE4 of the Milton Keynes Local Plan 2001-2011 seek to
ensure that developments do not significantly impact the natural landscape of a
site.
5.21 Saved Policy D2 (v) states: "development proposals for buildings will be refused
unless they... include landscaping and boundary treatments that integrate with
those of the surrounding area".
5.22 The proposed boundary treatments would involve a 1.8 metre fence which will
surround the property. This boundary treatment is not considered to be an
inappropriate addition when compared to that of surrounding properties. In addition
to this, as part of this application some of the trees and hedging in the front garden
will be removed. This is considered to be necessary in order to facilitate the
required on-plot parking provision and for an appropriate visibility splay to be
achieved. Whilst it is noted that there will be an inevitable reduction in the
vegetation at the site, the benefits of the proposed access are considered to
outweigh the harm. As mentioned in section 5.8 the new access is considered to
improve the current situation and reduce the impact of the issues associated with
the “blind bend”. Therefore, it would be inappropriate to condition additional
landscaping on the frontage as the new landscaping will improve highways safety.
5.23 As such, the proposed development is considered to comply with Saved Policy D2
(v) of the Milton Keynes Local Plan 2001-2011.
6.0

CONCLUSIONS

The proposal is in accordance with the development plan and national policy and is
therefore recommended for approval subject to conditions.
7.0
1.

CONDITIONS
The development hereby permitted shall begin before the expiration of three
years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the light
of altered circumstances; and to comply with section 91 of the Town and
Country Planning Act 1990.
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2.

The external surfaces of the development hereby permitted shall be
constructed only of materials of a type and colour which match those of the
existing building – No.13 Roche Gardens except where indicated otherwise on
the approved drawings.
Reason: To ensure that the new work complements the existing building and to
ensure the development does not detract from the character and appearance of
the area in accordance with Policy CS13 of the Milton Keynes Core Strategy
2013 and Saved Policies D1 and D2 of the Milton Keynes Local Plan 20012011.

3.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any order revoking, re-enacting or
modifying that Order), the proposed ground floor window on the west-facing
side elevation serving a bathroom and the two first floor windows on the west
elevation serving a bathroom and en-suite; shall be obscurely glazed to a
minimum level 3 within the Pilkington range of Textured Glass or equivalent
and be non-opening below 1.7 metres from finished floor level. The window
shall thereafter be maintained in this condition at all times and shall not be
altered to clear glazing or another opening method without the specific grant of
planning permission from the Local Planning Authority.
Reason: To preserve the amenity and privacy of the adjoining residential
occupiers in accordance with Saved Policy D1 (iii) of the Milton Keynes Local
Plan 2001-2011.

4.

Prior to the initial occupation of the development the means of access shall be
altered in accordance with the approved drawing and constructed in
accordance with Milton Keynes Council’s guide note “Residential Vehicle
Crossing Details” and shall be retained as altered thereafter .
Reason: In order to minimise danger, obstruction and inconvenience to users of
the highway and of access.

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.
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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
bicycle parking shall be submitted to and approved in writing by the Local
Planning Authority. The development shall be carried out in accordance with
the approved details prior to first occupation of the development, and shall be
retained thereafter.
Reason: To ensure that adequate parking facilities are provided to serve the
development.

7.

Prior to the initial occupation of the development the visibility splays shown on
the approved drawings shall be provided and the area contained within the
splays shall be kept free of any obstruction exceeding 0.6m in height above the
nearside channel level of the carriageway thereafter.
Reason: To provide adequate intervisibility between the access and the
existing public highway for the safety and convenience of users of the highway
and of the access.
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Appendix to 18/01535/FUL
A1.0 RELEVANT PLANNING HISTORY
No relevant planning history on the site.
A2.0 ADDITIONAL MATTERS
None.
A3.0 CONSULTATIONS AND REPRESENTATIONS

A3.1

Ward Councillor Clancy
No response received.

A3.2

Ward Councillor Wales
No response received.

A3.3

Ward Councillor Rankine
No response received.

A3.4

West Bletchley Council
Objection
“West Bletchley Council strongly objects to this application on the grounds that the
proposal:
i)
ii)
iii)

iv)
v)
vi)

Is a significant over development of this site,
Is out of character with the surrounding properties and will have a
negative impact on the street scene,
Would generate additional traffic and increase the parking requirement
in this already overburdened cul-de-sac location to an unacceptable
level resulting in obstructions and limiting access for refuse collection
and emergency vehicles
Would be an unacceptable visual intrusion blocking the views currently
enjoyed by nearby properties
Would overlook the neighbouring property’s garden resulting in adjacent
residents experience a loss of privacy,
Would result in neighbouring and other nearby properties experiencing
loss of light,
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vii)

Would place a further water disposal burden in an area which is already
considered as suffering from poor drainage and is known to experience
flooding.

This Council requests that this application be referred to the Development Control
Committee/Panel for determination and confirms that it will undertake to send a
representative to attend to address the Committee/Panel to present this Council’s
objections”
A3.5

MKC Highways Officer
1st response:
“Application needs amending and / or further information required:
The submitted plans include 2 car parking spaces for both the host and new
dwelling. This is in accordance with the council’s adopted parking standards and
the scheme for parking is acceptable in terms of layout.
Due to the position of the new access serving the dwelling being on a bend there
is reduced visibility towards the north. However, an acceptable visibility splay can
be created across the landscaped area to the front and side of the dwelling (if the
connecting fence is repositioned and landscape and high boundary treatment
reduced in height). To maximise visibility this connecting fence should be placed
adjacent to the side gate. The splay (measured from a point 2m along the centre
line of the access to a point where it meets the nearside carriageway edge) should
be provided on a revised plan and areas within the splay to a height not exceeding
1m.
Visibility towards the west is acceptable.”
During the initial response four conditions were also recommended which have
been added to section 7.0.
2nd response:
“The visibility splay was not correctly drawn on the plan. I have shown in the
attached how it should look.”
Following this amended plans were received correcting the visibility splay.
3rd response:
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“Visibility from the existing access will if anything be improved by this application
as the high frontage landscaping will be removed and controlled by condition.”
A3.6 Third party objections have been received from eleven addresses and are
summarised as follows:
- Impact on highway’s safety
- Flooding
- Loss of privacy
- Loss of sunlight and daylight
- Overdevelopment
- Impact on the character of the existing dwelling
- Impact on the character of the streetscene/local area
- Visual intrusion
Additional comments were received and discussed the following which are not
material planning considerations:
- Current status of the highway, need of repair and double yellow lines
- Issues with sewerage pipe
- Noise and pollution linked with additional parking spaces
- Loss of view
- Setting a precedent for future development
In addition comments were received regarding neighbour letters not being received
following amended plans; however, neighbours were consulted and given a further
14 days to comment on the application.
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ITEM

5

Application Number: 18/01806/TPO
Description Tree preservation order for consent to prune four trees back to the boundary
fence line to the rear of No. 73, 75, 77 and 79 Milford Avenue.
AT 77 Milford Avenue, Stony Stratford, Milton Keynes, MK11 1EZ
FOR Mrs Denise Brunning
Target: 20.08.2018
Extension of Time: 28.09.2018
Ward: Stony Stratford

Parish: Stony Stratford

Report Author/Case Officer:

Contact Details:

Team Manager:
1.0

Olivia Farrell
Planning Officer

01908 252119
olivia.farrell@milton-keynes.gov.uk
Nicola Thompson: nicola.thompson@milton-keynes.gov.uk

RECOMMENDATION

It is recommended that consent be granted subject to the conditions set out at the end of
this report.
2.0

INTRODUCTION

The Site
2.1

The four trees associated with this application (T1, T2, T3 and T4) are located to
the rear of No. 73, 75, 77 and 79 Milford Avenue, in Stony Stratford. The four trees
include three Sycamore trees and one White Poplar tree.

2.2

Each of the four trees that form part of this application are under a group tree
preservation order which was confirmed on 30th March 1994 under the reference
PS/540/15/164.

The Proposal
2.3

This application seeks consent under Regulation 16 of the Town and Country
Planning (Tree Preservation) (England) Regulations for consent to prune four trees
(T1, T2, T3 and T4) back to the boundary fence line to the rear of No. 73, 75, 77
and 79 Milford Avenue.
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Reason for referral to committee
2.4

This application is referred to the Development Control Panel for determination as
the applicant is a Ward Councillor for Stony Stratford.

3.0

RELEVANT POLICIES

3.1

National Planning Policy Framework (2018)

Section 15 – Conserving and enhancing the natural environment
3.2

Saved Policies of the Local Plan 2001-2011 (2005)

Policy D1 - Impact of Development Proposal on Locality
3.3

The Town and Country Planning (Tree Preservation) (England) Regulations 2012.

3.4

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.

4.0

MAIN ISSUES

Impact of the proposed works on the local area and the health of the trees.

5.0

CONSIDERATIONS

Impact of the proposed works on the local area and the health of the trees.
5.1

With regards to the impact on the local area, the proposal would be assessed
against saved policy D1 of the Milton Keynes Local Plan 2001-2011, the relevant
parts of which for this application are as follows:
(v) Physical damage to the site and neighbouring property including statutorily
protected and other important built and natural features and wildlife habitats.

5.2

The proposed works involve pruning four trees to the rear of No. 73, 75, 77 and 79
Milford Avenue. The works have been justified as the four trees (T1, T2, T3 and T4)
are currently significantly overhanging into each of the gardens of No.73, 75, 77
and 79 Milford Avenue and are creating a significant amount of shade to the rear of
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these gardens. In addition, the trees are also creating a significant loss of sunlight
to the greenhouse to the rear of No. 77 Milford Avenue.
5.3

The MKC Arboricultural Officer was consulted and did not object to the application,
commenting that the maintenance of the trees has not been routinely undertaken
by Milton Keynes Council, and as such the trees have grown unchecked both in
height and width. During a site visit the MKC Arboricultural Officer confirmed that
the branches of many of the trees are now overhanging the rear gardens to the
North West, which are the gardens of numbers 27 to 93 Milford Avenue. As such,
the Arboricultural Officer recommended that the application be approved, thus
allowing for the reduction in length of the side laterals to the north west of the trees
canopies.

5.4

Therefore, while the works would be partially visible from the streetscene, they
would not remove the affected trees completely and would preserve them for the
future. Therefore the impact of the proposed works on the health of the four trees
(T1, T2, T3 and T4) and the local area is considered to be acceptable. It is noted
within the application form that the proposed works will be completed outside of
nesting season and will be undertaken by a fully qualified arborist. Therefore, to
ensure this is the case, it is recommended that an additional condition be placed on
the decision notice requiring that the works to the tree shall be carried out by a
competent, qualified and experienced tree surgeon.

5.5

The proposed work would not therefore be contrary to saved policy D1 (v) of the
Milton Keynes Local Plan 2001-2011, and the case officer considers that the
application is acceptable.

6.0

CONCLUSIONS

6.1 It is recommended that the proposed works are approved, subject to the conditions set
out in section 7 of this report.

7.0

CONDITIONS
1. The tree works hereby permitted shall be begun before the expiration of two years
from the date of this permission.
Reason: To prevent the accumulation of tree preservation order permissions; to
enable the Local Planning Authority to review the suitability of the works in the light
of altered circumstances; and to comply with in part 4 of The Town and Country
Planning (Tree Preservation) (England) Regulations 2012.
2. The tree works shall be carried out according to the provisions of BS3998:2010 and
current arboriculture industry best practice. The Local Authority Arboriculture
Officer shall be given a week's notice before the works are carried out so they have
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an opportunity to attend on site and agree the exact extent of the works with those
carrying them out.
Reason: To safeguard the appearance of the area.
3. The tree works shall be carried out by a competent, qualified and experienced tree
surgeon according to the provisions of BS3998:2010 and current arboricultureindustry best practice.
Reason: To safeguard the appearance of the area.
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Appendix to 18/01806/TPO
A1.0 RELEVANT PLANNING HISTORY
No relevant planning history on the site.
A2.0 ADDITIONAL MATTERS
None.
A3.0 CONSULTATIONS AND REPRESENTATIONS
A3.1

Ward Councillor Brunning
No response received.

A3.2

Ward Councillor Marklew
No response received.

A3.3

Ward Councillor Wilson
No response received.

A3.4

Stony Stratford Council
No Objection
“No comment to make subject to the view of the MKC Arboricultural Officer.”

A3.5

MKC Arboricultural Officer
No Objection
“The applicant has requested that four trees that are overhanging the rear gardens
of numbers 73, 75, 77 and 79 Milford Avenue, MK11 1EZ, are pruned back to the
boundary fence line, in accordance to and complying with Common Law.
Because the trees are protected by a TPO (ref PS/540/15/164, confirmed on 3003-1994, an application to the Local Authority has been submitted.
I have visited the site and can confirm that the four trees that are overhanging the
gardens of the four said properties are three [3] Sycamores and one [1] White
Poplar. The trees are part of an avenue of semi-mature trees planted between
Milford Avenue and Tudor Gardens, Although a hedgerow of trees is indicated to
be in the same location on the 1880 map of the area, it is my opinion that none of
the existing trees date back to that period in time. The 1980 plans indicate some
new planting having been undertaken in the mid 1970’s. The trees are therefore
approximately 50 years old and planted in a double avenue as shown in photo 1.
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Maintenance of the trees has not been routinely undertaken by Milton Keynes
Council, and as such the trees have grown unchecked both in height and width.
The branches of many of the trees are now overhanging the rear gardens to the
North West, which are the gardens of numbers 27 to 93 Milford Avenue.
The applicant has requested the pruning back of the trees of four properties only.
The extent of overhang can be seen in the photographs 2 & 3 below. It is my
recommendation that the application be approved, thus allowing for the reduction
in length of the side laterals to the north west of the trees canopies. The length of
reduction will vary from branch to branch, but is expected to be in the region of
between 2 and 4 metres. All pruning is to be undertaken by a competent and
professional arboricultural company, and all works are to comply with the current
British Standards, reference BS3998:2010 Tree Work Recommendations.”
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