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Application Number: 16/02607/FUL
Minor

Variation of condition 27 (protection of 'sandstone wall') attached to planning
permission 14/01409/FUL to propose to take down the 'sandstone wall' and rebuild it at a lower level with foundations
AT Former The Old Green Man, Watling Street, Little Brickhill
FOR Bond Street Homes Ltd
Target: 23rd November 2016
Ward: Danesborough And Walton

Parish: Little Brickhill Parish Council

Report Author/Case Officer: Jeremy Lee
Contact Details: 01908 252316 jeremy.lee@milton-keynes.gov.uk
Team Leader: Debbie Kirk Development Management Manager - East Team
Contact Details: 01908 252335 Debbie.Kirk@milton-keynes.gov.uk
1.0 INTRODUCTION
(A brief explanation of what the application is about)

1.1 The main body of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.
1.2 This application is referred to the Development Control Panel for determination
due to an objection received from Little Brickhill Parish Council.
1.3 The Site
The application property is a former public house situated within Little Brickhill
Conservation Area. The original public house building is Grade 2 listed and sits
at the front of the site close to the highway and is currently in the process of
being converted into 3 separate dwellings. To the rear of the former public
house is an area that was previously the pub car park and garden where 2
detached dwellings and ancillary buildings are currently under construction. On
the boundary of these two dwellings is an existing sandstone wall which is the
focus of this application.

1.4 The Proposal
A condition applied to permission 14/01409/FUL for the conversion of the
former public house into 3 dwellings and the construction of 2 detached
dwellings in the former car park and garden, required the existing sandstone
wall in the former public house garden to be retained and protected as part of
the development.
1.5 As part of the approved development the ground levels of the 2 houses have
been lowered, leaving the existing sandstone wall at a significantly higher
ground level than the houses. The current application seeks to amend the
current condition to allow the wall to be removed, the ground level to be
reduced to that of the two houses and the wall to be rebuilt, with foundations
on a slightly different alignment which would match the logical boundary
between the two houses under construction.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework 2012
Paragraph 14 Presumption in favour of sustainable development
Paragraph 129, 131 & 132 Conserving and enhancing the historic environment
2.2 Local Policy
Core Strategy
CSA Presumption in favour of sustainable development
CS19 The Historic and Natural Environment
2.3 Milton Keynes Local Plan 2001-2011 (Saved Policies)
D1 Impact Upon the Locality
HE5 Impact on the setting of a Listed Building
HE6 Conservation Areas
2.4 Supplementary Planning Documents
None
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 The main issue is the impact of the proposal upon the setting of the Listed
Building and the character and appearance of the Conservation area.

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

4.1 It is recommended that planning permission be granted subject to the
conditions set out at section 6 of this report.
5.0 CONSIDERATIONS
(An explanation of the main issues that have led to the officer Recommendation)

5.1 Condition 27 attached to the planning permission for the “Conversion of former
pub to 3 residential dwellings and erection of 2 dwellings” issued under
reference 14/01409/FUL stated:
“No demolition, site clearance or building operations shall commence until
details for the protection of the 'Sandstone Wall' shown as retained within
Drawing No. 114-L2C have been submitted to and approved in writing by the
Local Planning Authority (LPA). The details as approved shall be fully adhered
to throughout the development works.
Reason: To adequately safeguard the wall”.
5.2 The current application proposes the variation of that condition to allow the
ground level that the wall sits upon to be lowered to match the ground level of
the houses on either side of the wall. This will involve the removal of the wall
whilst the change in level is made and then to rebuild the wall.
5.1 The rebuilding and change in ground level of the wall would be regrettable.
However, the development that has taken place around it already has altered
the historic context and it’s retention on the current ground level does conflict
with the modern development. However, the retention of the wall in this
location does ensure that this echo of the historic development patterns in this
area of the village remains.
5.2 On balance it is considered that the harm the proposal would cause to the
historic environment would not be significant and would be outweighed by the
more logical relationship of the wall to the new development around it that
would result.
5.3 Conclusion
It is considered that the proposal is acceptable and planning permission should
be granted subject to the conditions set out below. It should be noted that the
conditions below have been amended to respond to details that have been
submitted since 14/01409/FUL was permitted and to reflect that the
development is currently well advanced. The varied condition 27 of
14/01409/FUL appears as condition 25 in Section 6 below.

6.0

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

1.
The development hereby permitted shall be carried out in accordance
with the Brickwork details approved on 5th November 2015 under reference
15/02017/DISCON.
Reason: To ensure that the development does not detract from the
appearance of the locality and to preserve the character and special interest
of the Listed Building and its setting and the character and appearance of the
Conservation Area, in accordance with policies, HE4, HE5 and HE6 of the
Milton Keynes Local Plan 2001-2011.
2.
The development hereby permitted shall be carried out in accordance
with the roof material details approved on 17th August 2016 under reference
16/01705/DISCON.
Reason: To ensure that the development does not detract from the
appearance of the locality and to preserve the character and special interest
of the Listed Building and its setting and the character and appearance of the
Conservation Area, in accordance with policies, HE4, HE5 and HE6 of the
Milton Keynes Local Plan 2001-2011.
3.
The development hereby permitted shall be carried out in accordance
with the render details approved on 10th May 2016 under reference
16/00495/DISCON.
Reason: To ensure that the development does not detract from the
appearance of the locality and to preserve the character and special interest
of the Listed Building and its setting and the character and appearance of the
Conservation Area, in accordance with policies, HE4, HE5 and HE6 of the
Milton Keynes Local Plan 2001-2011.
4.
Notwithstanding details as noted within the submitted plans on the
submitted plans, rainwater goods shall be metal, painted black, gutters shall
be half round in profile and down pipes are to be round, unless otherwise
approved in writing by the Local Planning Authority.
Reason: To ensure that the development does not detract from the
appearance of the locality and to preserve the character and special interest
of the Listed Building and its setting and the character and appearance of the
Conservation Area, in accordance with policies, HE4, HE5 and HE6 of the
Milton Keynes Local Plan 2001-2011.
5.
Notwithstanding the details on the submitted plans, rooflights shall be
conservation type, have a vertical glazing bar, a maximum distance between
the top and sides of the window and adjacent roof covering of 50mm, lead
flashings and soakers and have no parts that project above the plane of the
roof.

Reason: To ensure that the development does not detract from the
appearance of the locality and to preserve the character and special interest
of the Listed Building and its setting and the character and appearance of the
Conservation Area, in accordance with policies HE4, HE5 and HE6 of the
Milton Keynes Local Plan 2001-2011.
6.
The development hereby permitted shall be carried out in accordance
with the window details approved on 17th August 2016 under reference
16/01705/DISCON.
Reason: To ensure that the development does not detract from the
appearance of the locality and to preserve the character and special interest
of the Listed Building and its setting and the character and appearance of the
Conservation Area, in accordance with policies, HE4, HE5 and HE6 of the
Milton Keynes Local Plan 2001-2011.
7.
Prior to the installation of doors, full details of their design shall be
submitted to, and approved in writing by the Local Planning Authority. Details
shall include elevation drawings, horizontal and vertical cross sections at a
scale of at least 1:5 and confirm the proposed finish. The works shall
thereafter be carried out in accordance with the approve details.
Reason: To ensure that the development does not detract from the
appearance of the locality and to preserve the character and special interest
of the Listed Building and its setting and the character and appearance of the
Conservation Area, in accordance with policies, HE4, HE5 and HE6 of the
Milton Keynes Local Plan 2001-2011.
8.
The development hereby permitted shall be carried out in accordance
with the railing, gate and basewall details approved on 5th November 2015
under reference 15/02017/DISCON.
Reason: To ensure that the development does not detract from the
appearance of the locality and to preserve the character and special interest
of the Listed Building and its setting and the character and appearance of the
Conservation Area, in accordance with policies, HE4, HE5 and HE6 of the
Milton Keynes Local Plan 2001-2011.
9.
Prior to the construction of the steps and handrail arrangement for the
front door of plot 3 their detail design shall be submitted to and approved in
writing by the local planning authority. The works shall thereafter be carried
out in accordance with the approve details.
Reason: To ensure that the development does not detract from the
appearance of the locality and to preserve the character and special interest
of the Listed Building and its setting and the character and appearance of the
Conservation Area, in accordance with policies, HE4, HE5 and HE6 of the
Milton Keynes Local Plan 2001-2011.

10.
All new and disturbed external surfaces to the Listed Building shall be
made to match the existing in all respects.
Reason: To ensure that the development does not detract from the
appearance of the locality and to preserve the character and special interest
of the Listed Building and its setting and the character and appearance of the
Conservation Area, in accordance with policies, HE4, HE5 and HE6 of the
Milton Keynes Local Plan 2001-2011.
11.
Pursuant to the Town and Country Planning General Permitted
Development Order 2015 or any Statutory Instrument revoking or re-enacting
that Order, the provisions of Article 3(1) and Classes A, B, C, D, E, F and G of
Part I of Schedule 2 to the said Order (relating to: the enlargement,
improvement or other alteration of a dwellinghouse; the enlargement of a
dwellinghouse consisting of an addition or alteration to its roof; any other
alteration to the roof of a dwellinghouse; the erection of a porch; the provision
within the curtilage of a dwellinghouse of buildings or enclosures incidental to
the enjoyment of the dwellinghouse or containers used for domestic heating
purposes; the provision or replacement of hard surfaces within the curtilage of
a dwellinghouse; and the installation, alteration or replacement of a chimney,
flue or soil and vent pipe) shall not apply to any dwelling to which this
permission relates and no such development shall be carried out without the
permission of the Local Planning Authority being first obtained.
Reason: To preserve neighbouring amenity and to ensure that the
development does not detract from the appearance of the locality and to
preserve the character and special interest of the Listed Building and its
setting and the character and appearance of the Conservation Area, in
accordance with policies, HE5 and HE6 of the Milton Keynes Local Plan
2001-2011.
12.
Notwithstanding the provision of the Town and Country Planning
(General Permitted Development) Order 2015 (as amended) or any
subsequent order revoking and re-enacting the provisions of that order, the
car ports hereby permitted shall be retained as an open space to allow
access and for the parking of vehicles and shall not be altered in any way,
including the addition of doors or gates, and shall not be used for any
purposes other than the parking of vehicles.
Reason: To ensure that sufficient car parking facilities are provided and can
be retained on site in the interest of highway safety and convenience.
13.
Details of the proposed finished floor levels of all buildings and the
finished ground levels of the site, in relation to existing site levels of
surrounding property, shall be submitted to and approved by the Local
Planning Authority before any work commences. The works shall thereafter
be carried out in accordance with the approve details.
Reason: To ensure that construction is carried out at suitable levels having
regard to drainage, access, the appearance of the development and the

amenities of neighbouring properties.
14.
The development hereby permitted shall be carried out in accordance
with the boundary treatment details approved on 5th November 2015 under
reference 15/02017/DISCON.
Reason: To ensure a satisfactory appearance for the development in the
interests of visual amenity, a reasonable degree of privacy for occupiers of
the proposed dwellings, and to safeguard the privacy and amenities of the
occupiers of existing neighbouring dwellings.
15.
The development hereby permitted shall be carried out in accordance
with the Site Contamination Assessment Phase 2 Intrusive Investigation
report approved 5th November 2015 under reference 15/02187/DISCON.
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.
16.
The development hereby permitted shall be carried out in accordance
with the bird and bat box details approved on 18th December 2015 under
reference 15/02710/DISCON.
Reason: In the interests of biodiversity in accordance with Policy NE3 of the
Milton Keynes Local Plan.
17.
Full details of the orchard and wildflower meadow design and
specification within the 'Pasture Paddock' shall be submitted to and approved
in writing by the Local Planning Authority. The works shall thereafter be
carried out in accordance with the approve details.
Reason: In the interests of biodiversity in accordance with Policy NE3 of the
Milton Keynes Local Plan.
18.
The development hereby permitted shall be carried out in accordance
with the Site Contamination Assessment Phase 2 Intrusive Investigation
report and the surface water drainage details shown in drawing number 114L5M approved 5th November 2015 under reference 15/02187/DISCON.
Reason: To ensure satisfactory drainage of the site.
19.
The first floor windows within Plots 4 and 5 noted as serving ensuites
2, 3 and 5 and the laundry area shall be obscurely glazed to a level of
obscurity of level 3 within the Pilkington range of Textured Glass or equivalent
and be non opening. It shall not be altered to clear glazing or opening without
the prior approval, in writing of the Local Planning Authority.
Reason: To preserve the amenity and privacy of the adjoining residential
occupiers.

20.
No demolition, site clearance or building operations shall commence
until chestnut pale fencing of a height of not less than 5ft (1.5 metres) has
been erected around (a) each tree to be retained on the site as noted within
Drawing No. 114 - L2C and (b) all trees located to the western boundary of
the site, at a radius of not less than 10ft (3 metres) from the trunk. The area
thus enclosed shall be kept clear of all excavated material, building materials,
plant and rubbish.
Reason: To adequately safeguard the trees on the site and preserve the
amenity to neighbouring residential properties.
21.
The Mitigation Plan for bats as noted within the Protected Species
Survey of Old Green Man, Little Brickhill, Buckinghamshire, by Philip Irving
dated September 2014 in relation to the Listed Building shall be implemented
before the dwellings are first occupied.
Reason: In the interests of biodiversity in accordance with Policy NE3 of the
Milton Keynes Local Plan.
22.
Notwithstanding the 'Written Scheme of Investigation for
Archaeological Evaluation' by KDK Archaeology Ltd. dated August 2014, no
development shall take place within the site until an archaeological field
evaluation comprising trial trenching has been completed. The archaeological
evaluation shall be detailed in a Written Scheme of Investigation submitted to
and approved by the local planning authority in writing. On completion of the
archaeological field evaluation a further Written Scheme of Investigation for
archaeological mitigation in respect of any identified areas of significant
buried archaeological remains shall be submitted to and approved by the
local planning authority in writing.
Reason: To ensure that a proper record is produced of any archaeological
remains affected by the development pursuant to paragraph 141 of the
National Planning Policy Framework.
23.
The development shall not be occupied until the, access, car parking
and turning area shown on the hereby approved drawings has been
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 at any time.
Reason: To ensure adequate parking provision at all times so that the
development does not prejudice the free flow of traffic or the conditions of
general safety along the neighbouring highway.
24.
The development hereby permitted shall be carried out in accordance
with the access details approved on 5th November 2015 under reference
15/02017/DISCON.
Reason: In order to minimise danger, obstruction and inconvenience to users
of the highway and of the development.

25.
Prior to the first occupation of any of the dwellings hereby permitted
the sandstone wall identified as "Retained" in drawing number 114-GL2A
received on 10th October 2016 shall be rebuilt in the location shown so that
it's appearance above ground matches its existing appearance.
Reason: To adequately safeguard the appearance of the area.
26.
The development hereby permitted shall be carried out in accordance
with the landscape details approved on 5th November 2015 under reference
15/02017/DISCON. All planting in accordance with the approved scheme
shall be carried out within twelve months of commencement of development.
Any trees or shrubs removed, dying, severely damaged or diseased within
two years of planting shall be replaced in the next planting season with trees
or shrubs of such size and species as may be agreed by the Local Planning
Authority.
Reason: To protect the appearance and character of the area and to minimise
the effect of development on the area.

Appendix to 16/02607/FUL
A1.0 RELEVANT PLANNING HISTORY
(A brief outline of previous planning decisions affecting the site – this may not include every
planning application relating to this site, only those that have a bearing on this particular
case)

A1.1 07/01015/LBC
Listed building consent for installation of decking area measuring 5.8 x 1.9
metres, railings and retractable awning measuring 4 x 1.92 metres. Consent
09.08.2007
07/01016/FUL
Installation of decking area measuring 5.8 x 1.9 metres, railings and
retractable awning measuring 4 x 1.92 metres. Permitted 30.07.2007
14/00743/CLUE
Certificate of lawfulness for the existing use of the land as garden land and
parking for the public house. Certificate Issued 22.08.2014
14/01409/FUL
Conversion of former pub to 3 residential dwellings and erection of 2
dwellings. Permitted 03.03.2015
14/01410/LBC
Listed building consent for conversion of former pub to 3 residential dwellings
and erection of 2 dwellings. Consent 03.03.2015
15/01027/DISCON
Details submitted pursuant to discharge of Conditions 3 (Bricks) , 4 (Tiles), 5
(Render), 8 (Details of windows), 9 (Door details), 10 (Railings), 11 (Steps,
handrails and basewalls), 15 (Levels), 16 (Boundary treatments), 17
(Contamination), 18 (Bird and bat boxes), 19 (Meadow), 20 (Surface Water
Drainage), 22 (Tree Protection), 24 (Archaeology), 26 (Altered access), 27
(Safeguard wall) and 28 (Landscaping) attached to planning permission
14/01409/FUL. Split Decision 28.07.2015
15/01422/DISCON
Details submitted pursuant to discharge of conditions (3) Bricks (4) Tiles (5)
Render (6) Rainwater goods (7) Conservation rooflights (8) Window design
(9) Doors (10) Metal railings (11) Steps and handrail (12) Match external
surfaces (13) Fire safety (14) Mortar and finish details (16) Sandstone wall
protection attached to planning permission 14/01410/LBC. Split Decision
28.07.2015
15/02017/DISCON
Details submitted pursuant to discharge of conditions 3 (Brickwork), 10
(Railings, gates and basewalls), 11 (Steps and handrails), 16 (Boundary
treatments), 26 (Alterations to access), 27 (Wall protection) and 28
(Landscaping scheme) attached to planning permission 14/01409/FUL.
Details Approved 05.11.2015

15/02018/DISCON
Details submitted pursuant to discharge of conditions 3 (brickwork), 10
(railings, gates and basewalls), 11 (steps and handrails), 13 (interior doors),
14 (pointing/repointing details) and 16 (sandstone wall) attached to
application 14/01410/LBC. Details approved 05.11.2015
15/02187/DISCON
Details submitted pursuant to discharge of conditions 17 (Contamination) and
20 (Surface water drainage) attached to planning permission 14/01409/FUL.
Details Approved 05.11.2015
15/02710/DISCON
Details submitted pursuant to discharge of condition 18 (bird and bat boxes)
attached to planning permission 14/01409/FUL. Details approved
18.12.2015
15/02791/NMA
Non material amendment to application 14/01409/FUL to move westerly
boundary position. Permitted 03.12.2015
16/00078/DISCON
Details submitted pursuant to discharge of condition 4 (roof materials)
attached to planning permission 14/01409/FUL. Details refused 11.03.2016
16/00079/DISCON
Details submitted pursuant to discharge of condition 4 (roof materials)
attached to planning permission 14/01410/LBC. Details refused 11.03.2016
16/00151/FUL
Erection of two carports including studio space serving the previously
approved dwellings Plots 4 & 5. Permitted 04.04.2016
16/00495/DISCON
Details submitted pursuant to discharge of conditions 5 (render) and 8
(windows) attached to application 14/01409/FUL. Split decision 10.05.2016
16/00496/DISCON
Details submitted pursuant to discharge of condition 8 (windows) attached to
application 14/01410/LBC. Details approved 01.04.2016
16/00728/DISCON
Details submitted pursuant to discharge of condition 5 (render) attached to
listed building consent 14/01410/LBC. Details approved 05.05.2016
16/00926/DISCON
Details submitted pursuant to discharge of conditions 4 (roof materials)
attached to application 14/01409/FUL. Details refused 16.05.2016

16/00928/DISCON
Details submitted pursuant to discharge of conditions 4 (roof materials)
attached to application 14/01410/LBC. Details approved 16.05.2016
16/00975/FUL
Amendment to carports previously approved under application 14/01409/FUL
Permitted 17.06.2016
16/00976/LBC
Listed building consent for amendment to carports previously approved under
application 14/01410/LBC Consent 17.06.2016
16/01705/DISCON
Details submitted pursuant to discharge condition 4 (roof materials) and 8
(window details) attached to application 14/01409/FUL. Details approved
17.08.2016
16/01861/DISCON
Details submitted pursuant to discharge of condition 4 (external materials)
attached to planning permission 16/00975/FUL. Details refused 02.09.2016
16/02703/DISCON
Details submitted pursuant to discharge of condition 4 (external materials)
attached to planning permission 16/00975/FUL. Details approved
03.11.2016
16/02759/DISCON
Details submitted pursuant to discharge of condition 16 (Boundary
Treatment) attached to planning permission 14/01409/FUL. Details Refused
09.12.2016

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

A2.1 None.

A3.0

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

Comments
A3.1

Officer Response

Conservation And Archaeology
No objection to granting consent in principle for carefully Noted
taking down the wall by hand, the construction of a
foundation and rebuilding the wall at a new level. However,
in terms of detail, the wall should be to the same height from
ground to top as the existing wall.
Little Brickhill Parish Council
Concerned to ensure that the wall is renovated to a high Noted
standard and that as much of the existing stone is reused,
where possible. We do not accept that there should be a
reduction in height and that the original granted conditions
should be enforced.
Local Residents
The occupiers of the following properties were notified of the
application:
Malting Farm 80 Walton Road Wavendon
The Stables Woburn Road Little Brickhill
Willow House Watling Street Little Brickhill
The Old Orchard Watling Street Little Brickhill
Sunnyside Watling Street Little Brickhill
Mulberry Cottage Watling Street Little Brickhill
Mole End Cottage Watling Street Little Brickhill
Home Farm Watling Street Little Brickhill

3 Dukes Cottages Watling Street Little Brickhill
Morelands George Farm Close Little Brickhill
No comments have been received.

