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Reserved matters application for access, appearance, landscaping, layout and 
scale pursuant to outline planning permission 13/02130/OUT for erection of 33 
dwellings and associated works 
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1.0 INTRODUCTION  

(A brief explanation of what the application is about) 
 

1.1 The main section of the report set out below draws together the core issues in 
relation to the application including policy and other key material 
considerations.  This is supplemented by an appendix which brings together, 
planning history, additional matters and summaries of consulteesô responses 
and public representations.  Full details of the application, including plans, 
supplementary documents, consultee responses and public representations 
are available on the Councilôs Public Access system www.milton-
keynes.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 Committee for 
determination as the application has received an objection from Olney Town 
Council.  Notwithstanding this, the application would need to be determined 
by the Development Control Committee as more than one third party letter of 
objection has been received. 
 

1.3 The Site 
The application site is a narrow parcel of land (approx. 1.4ha in area) located 
to the northern side of and falling within the settlement boundary of Olney as 
designated on the Saved Local Plan 2001-2011 Proposals Map.  It is a 
relatively flat site, which lies at a low level in a narrow valley, and is only 
vegetated to the boundaries of the site.   
 

1.4 The application site is bounded to the north east by a drainage ditch with an 
Anglian Water pumping station and agricultural land beyond.  To the south 



east is a new office development which shares an access drive with the site.  
To the south west are industrial units set to the far side of a disused railway 
line and on a higher land level.  To the northwest is vacant land which has 
recently been granted planning permission at appeal for a residential 
development of 33 dwellings (under reference 14/02060/OUT) that would be 
served off the application site.  An Anglian Water sewerage works also lies 
diagonally to the north of the site.   
 

1.5 The Proposal 
The application seeks approval of reserved matters for access, appearance, 
landscaping, layout and scale for a total of 33 dwellings.  The outline 
application (13/02130/OUT) was granted planning permission on 09 May 
2014. 
 

1.6 The overall housing mix comprises the following: 
 
3 × 1 bed apartments 
9 × 2 bed apartments 
1 × 2 bed houses 
7 × 3 bed houses 
8 × 4 bed houses 
5 × 5 bed houses 
 

1.7 The proposed layout is arranged around a single access road which runs 
adjacent to the north east boundary of the site for the duration of the southern 
half of the site, following the line of the existing road serving the new office 
development, before stepping in to run centrally through the northern half of 
the site.  Dwellings are generally designed to front the access road with small 
cul-de-sacs, shared access drives and a parking court lying to the south west 
side of the road.  An area of open space with two items of play equipment is 
proposed to the north west corner of the site.  The layout of the site is strongly 
dictated by the relatively narrow width of the site and the presence of a sewer 
easement running across the middle of the site.   
 

1.8 The proposed development includes a variety of dwelling types including 
detached, semi-detached, terraced and apartments.  The proposed houses 
are all two storey in scale with the five bed units including second floor 
accommodation in the roof space served by dormer windows.  The flatted 
units are contained in two blocks which are both three storey in scale. 
 

1.9 The proposed dwellings have some variety in their design with the apartments 
and houses towards the entrance of the site having a more contemporary 
appearance and the houses further into the site having a more traditional 
appearance including the use of stonework.  The apartment block at the 
entrance to the development would have a distinctive turret style feature with 
a roof spike.   
 

1.10 The main access road would be Street Type 7 and would be 5.5 metres wide 
with 2 metre footpaths to both sides.  The proposed parking would comprise a 
mix of parallel and tandem on plot parking, allocated parking within parking 



courts, and unallocated visitor parking on street and within the parking courts.  
The proposal includes a total of 65 allocated spaces and 23 unallocated 
visitor spaces to serve the 33 dwellings.  In addition, the proposal includes 9 
garages.   

 
2.0 RELEVANT POLICIES 

(The most important policy considerations relating to this application) 
 

2.1 National Policy 
 
National Planning Policy Framework (March 2012) - Paragraphs: 
12 Accordance with Development Plan 
6, 7 and 14 Presumption in favour of Sustainable Development 
17 Core Planning Principles 
18-19 Securing economic growth 
28 Supporting a prosperous rural economy 
32 Transport 
39 Parking 
49 Housing Supply 
56-66 Design 
69 Creating healthy and inclusive communities 
73-75 Access to open space 
98 Sustainability 
103 Flood Risk 
109-118 Conserving and enhancing the natural environment 
196-198 Determining applications 
 

2.2 Local Policy 
 
Core Strategy (Adopted 2013) ï Policies: 
CSA Presumption in favour of Sustainable Development 
CS1 Milton Keynes Development Strategy  
CS2 Housing Land Supply 
CS8 Other Areas of Change 
CS9 Strategy for the Rural Area 
CS10 Housing 
CS11 A Well Connected Milton Keynes  
CS12 Developing Successful Neighbourhoods 
CS13 Ensure High Quality, Well Designed Places 
CS18 Healthier and Safer Communities  
CS19 The Historic and Natural Environment 
CS21 Delivering Infrastructure 
 
Milton Keynes Local Plan 2001-2011 (Adopted 2005) ï Saved Policies 
D1 Impact of Development Proposals on Locality 
D2 Design of Buildings 
D2A Urban Design Aspects of New Developments 
D4 Sustainable Construction 
NE1 Nature Conservation Sites 
NE2 Protected Species 



NE3 Biodiversity and Geological Enhancement 
T1 ï T5, T9 ï T10, and T15 Transport and Parking 
H7 Housing on Unidentified Sites 
H8 Housing Density 
H9 Housing Mix 
L3 Standards of Provision & Appendix L3 
P04 Planning Obligations 
 
Supplementary Planning Guidance 
Parking Standards (January 2016) 
Sustainable Construction (April 2007) 
New Residential Development Design Guide (April 2012) 
 

2.3 Neighbourhood Plan 
Olney Town Council applied to Milton Keynes Council, in accordance with the 
Neighbourhood Planning (General) Regulations 2012, to designate a 
Neighbourhood Plan Area in November 2013.  Following a Delegated 
Decision on the 22 April 2014, the area put forward by Olney Town Council in 
their Application was approved as a Neighbourhood Plan Area.  A pre-
submission consultation was undertaken on a Draft Neighbourhood Plan by 
the Town Council earlier this year, but to date a draft version of the 
Neighbourhood Plan has not been submitted to the local planning authority 
for independent examination.  As such, at this stage, it is considered that only 
very limited weight can be given to the Pre-Submission Draft Neighbourhood 
Plan.   

 
3.0 MAIN ISSUES 

(The issues which have the greatest bearing on the decision) 
 

3.1 The main issues in the determination of this application comprise: 
1. The Principle of Residential Development 
2. Layout and Design 
3. Residential Amenity 
4. Street Design, Access and Parking 
5. Landscaping and Public Open Space 
6. Community Safety 
7. Sustainable Construction 
8. Drainage 
9. Affordable Housing 

 
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 the end of this report and an approved plans condition. 
 
5.0 CONSIDERATIONS 

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

5.1 The principle of residential development 
The outline planning permission 13/02130/OUT, which was permitted on the 



9th May 2014, for erection of 33 dwellings and associated works established 
the principle of residential development on the site.   
 

5.2 Layout and Design 
Saved Policies D2, and D2A of the Milton Keynes Local Plan 2001 ï 2011 
and Core Strategy Policies CS12 and CS13 seek to ensure that all new 
developments are high quality, well designed and relate well to the 
surrounding area and that proposals should reinforce townscape character.   
 

5.3 The application site is set to the rear of a three storey new office 
development, on the outskirts of Olney.  Therefore there would only be limited 
views of the proposed development from the surrounding area.  Nonetheless, 
the development has been designed to be sympathetic to the office 
development, with the three storey elements of the proposal and more 
contemporary building designs located to the southern side of the site, and 
the buildings with a more traditional design and two storey scale set to the 
northern side of the site.  The spike on top of the entrance building would 
represent an usual feature, but would aid the distinction between the existing 
office development and the proposed residential development, providing a 
gateway building.  It is acknowledged that the variety of building designs 
proposed does weaken the overall sense of character of the site.  However, 
planning permission has been granted at appeal for 33 dwellings to the rear 
of the rear of the site.  Therefore this adjacent development, referred to by the 
applicant as Phase II, offers the potential to build on the character of the more 
traditionally designed units to the rear of the site.   
 

5.4 The layout of the development is arranged around a single access road, 
dictated by the narrow width of the site.  Dwellings would front the main 
access road as well as the cul-de-sacs, shared drives and parking courts.  
There is a sewer easement bisecting the middle of the site and officers have 
negotiated with the applicant during the course of the application to seek to 
provide a purpose to the use of and overlooking of this area.   
 

5.5 Overall, it is considered that the proposal would provide a good quality 
development that would integrate acceptably with the adjacent office 
development.  As such, the proposal is in accordance with the aspirations of 
Policies D2, D2A, CS12, and CS13. 
 

5.6 Residential Amenity 
Saved Policy D1(iii) of the Milton Keynes Local Plan 2001 ï 2011 states that 
development will be refused where they are harmful by way of an 
unacceptable visual intrusion, loss of privacy, sunlight and daylight.  In 
addition, Saved Policy D1(iv) of the Milton Keynes Local Plan 2001 ï 2011 
details that permission will be refused for development which are 
unacceptable by reason of noise, smell, light or other emissions to air, water, 
or land.  Further, the core planning principles in the National Planning Policy 
Framework details that planning decisions should seek to secure a good 
standard of amenity for all existing and future occupants of land and 
buildings.   
 



5.7 The private gardens for the proposed houses would all meet the minimum 10 
metre depth set out in the New Residential Development Design Guide.  In 
addition, the 22 metre back to back to back and 13.7 metre rear to flank 
distances from the New Residential Design Guide would be met.  Turning to 
the two flatted blocks, the building containing units 1-6 would be served by 
balconies with the ground floor units having their own garden area.  Although, 
the ground floor amenity space for the units in this block would not be 
particularly high quality due to its relationship with the main access road.  The 
flatted block serving units 10-15 would have a reasonably generous rear 
private amenity area which would exceed the requirements of the New 
Residential Development Design Guide.   
 

5.8 An Anglian Water pumping station lies to the north east of the site.  However, 
it is set over 15 metres away from the boundary of the site and therefore the 
separation distance sought by Anglian Water would be met by the proposal. 
 

5.9 In terms of the impact of the surrounding industrial buildings, office 
development and sewerage works on the proposed dwellings, the concerns of 
Olney Town Council and the occupier of a neighbouring industrial unit are 
noted.  However, the impact of these adjacent uses was considered to be 
acceptable under the outline planning permission and the current proposal 
has a similar layout to the indicative details which accompanied the outline 
application.  Furthermore, since the outline application was granted, planning 
permission has been granted at appeal for a residential development which 
would be closer to and wholly adjacent to the sewerage works.  In addition, 
the applicant has submitted an odour assessment during the course of the 
application, which has been subsequently amended, and having assessed 
this document both Anglian Water and Environmental Health raise no 
objections to the current reserved matter application.   
 

5.10 Taking into account the above, it is considered overall that an acceptable 
level of amenity would be provided for future occupiers of the proposed 
development and that objections could not be sustained under Saved Policy 
D1(iii) and D(iv) of the Milton Keynes Local Plan 2001 ï 2011. 
 

5.11 Street Design, Access and Parking 
Saved Policy T10 of the Milton Keynes Local Plan 2001-2011 relates to 
highway safety and details that proposals will be refused for development if it 
would be likely to generate motor traffic that would exceed the highway 
capacity of the local road network or cause significant risk of accident.  In 
addition, Saved Policy T15 of the Milton Keynes Local Plan 2001-2011 and 
the new Milton Keynes Parking Standards Supplementary Planning 
Document (2016) set out the parking requirements for proposed 
developments.  The National Planning Policy Framework (2012) also details 
in Paragraph 32 that development should be prevented or refused on 
transport grounds where the residual cumulative impacts of development are 
severe.   
 

5.12 The main road through the site comprises Street Type 7, Major Street, from 
the New Residential Development Design Guide with the cul-de-sac serving 



7-19 comprising Street Type 10, Level Surface Street.  The Highway 
Engineer advises that the road and footway layout within the site is 
acceptable and that the tracking plans for refuse and emergency vehicles 
demonstrates full accessibility. No objections are therefore raised on the 
grounds of highway safety and with regards to Saved Policy T10 of the Milton 
Keynes Local Plan 2001-2011. 
 

5.13 In respect of vehicular parking provision, the application site falls to be 
assessed under Zone 3 of the new Parking Standards.  The table below 
outlines the parking requirements of the proposed development in 
accordance with the Councilôs Parking Standards. 
 

5.14 

  
Parking Standard  Total Requirement 

 
Total  Allocated Unallocated Allocated Unallocated 

1 bed flat 3 1 0.33 3 1 

2 bed flat 9 1 0.75 9 6.75 

2 bed house 1 2 0.25 2 0.25 

3 bed house 7 2 0.5 14 3.5 

4 bed house  8 2 0.5 16 4 

5 bed house 5 2 0.5 10 2.5 

      

Tandem 6  
1 space per 
2 tandem 

 3 

      

TOTAL 33  -  - 54 21 
 

 
5.15 

 
The proposed scheme provides 65 allocated vehicular parking spaces and 23 
unallocated vehicular parking spaces.  Nine of the houses would also be 
served by garages and those houses without garages would have sheds with 
the two flatted blocks each also having cycle and bin stores.  The distribution 
of unallocated vehicular spaces through the site is considered reasonable, 
having being improved through negotiations during the course of the 
application, and the six properties that would have tandem spaces (which 
equates to 18% of the development) are located in close proximity to 
unallocated spaces.  As such, the proposed development would accord with 
the Councilôs Parking Standards and no objections are raised with regards to 
Saved Policy T15 of the Milton Keynes Local Plan 2001-2011. 
 

5.16 Landscaping and Public Open Space 
Saved Policy D2 of the Milton Keynes Local Plan 2001 ï 2011 details that 
proposals should include landscaping that integrates with the surrounding 
area. 
 

5.17 The site includes a landscape strip to the north east side of the access road 
and an area of open space to the north west corner of the site.  The layout 
has been designed to allow for landscaping between the dwellings and 
footpaths which would soften the feel of the proposed development.  The 
Landscape Architect is satisfied with the landscaping arrangements, following 



the submission of amended plans, but is seeking alternative play equipment.  
However, Public Realm do not object to the proposed play equipment on the 
basis that the next phase of development will then create a combined play 
area that meet the local plan standard.  As such, it is considered that 
objections cannot be sustained to the detail of the proposed play equipment 
and that overall the landscaping and public open space are details are 
acceptable.  No objections are therefore raised with regards to Saved Policy 
D2 of the Milton Keynes Local Plan 2001 ï 2011. 
 

5.18 Community Safety 
Policies CS12 and CS18 of the Core Strategy (2013) seek to create safe and 
secure environments.   
 

5.19 The applicant has engaged in discussions with officers and the Thames 
Valley Police Crime Prevention Adviser during the course of the application 
and has made amendments to address Secured by Design principles.  In 
particular, overlooking of streets has been improved, boundary treatments 
have been altered to include trellising, and the rear of the substation at the 
entrance to the site has been made more secure vis planting.  Therefore, no 
objections are raised with regards to Policies CS12 and CS18 of the Core 
Strategy.   
 

5.20 Sustainable Construction 
Saved Policy D4 of the Milton Keynes Local Plan 2001 ï 2011 and the 
Sustainable Construction Supplementary Planning Document requires all new 
development exceeding 5 dwellings to incorporate sustainable construction 
including renewable energy 
 

5.21 The applicant has submitted a Sustainability Statement which includes 
proposals to exceed the requisite 10% renewable energy via the use of roof 
mounted photovoltaic panels.  As such no objections are raised to the 
proposal with regards to Saved Policy D4 of the Milton Keynes Local Plan 
2001 ï 2011. 
 

5.22 Drainage 
As of the 6th April 2015 it is a national requirement for developments of ten 
dwellings or more to ensure that sustainable drainage systems for the 
management of run-off are put in place, unless demonstrated to be 
inappropriate.   
 

5.23 The applicant has submitted a Drainage Strategy and further additional 
drainage information during the course of the application.  The Senior 
Planning Officer ï Strategic Flood Management has advised that the 
submitted strategy is acceptable and raises no objections to the application.   
 

5.24 Affordable Housing 
Saved Policy H4 of the Milton Keynes Local Plan 2001-2011 and the 
Affordable Housing SPD set out a target for 30% Affordable Housing.   
 

5.25 The provision of a policy complaint level of affordable housing was proposed 



under the outline planning application for residential development on the site.  
However, the requirement to provide affordable housing was mistakenly 
omitted from the s106 legal agreement which was completed prior to the 
granting of the outline permission.  The Authority therefore failed to secure 
the provision of affordable housing under the outline permission.  As such, 
whilst officers have sought to encourage the provision of affordable housing 
on site, the applicant is not required to provide any affordable housing units 
under this reserved matters application.   
 

5.26 No affordable housing units are proposed under this application and, taking 
into account the above, objections cannot be sustained with respect to Saved 
Policy H4 of the Milton Keynes Local Plan 2001-2011 and the Affordable 
Housing SPD 
 

5.27 Conclusion 
To conclude, the principle of development of this site is established under the 
outline planning permission and the details of access, appearance, 
landscaping, layout and scale are considered acceptable.   In light of the 
above, it is recommended that planning permission be granted subject to the 
conditions set out below and an approved plans condition. 

 
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. Nothing herein contained shall be deemed to affect or vary the conditions 
imposed on outline planning permission ref. 13/02130/OUT dated 9th May 
2014, which shall continue in full force save insofar as they are expressly 
varied by any conditions imposed hereby.  
 
Reason: For the avoidance of doubt. 
 
INFORMATIVE:  The applicant is advised that the finished floor levels and 
boundary treatments on the submitted plans are acceptable with regards to 
Conditions 8 and 13 of outline planning permission 13/02130/OUT. 
 

 
  



 



 
 



 



 

 



 



 


