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1.0

RECOMMENDATION

1.1

It is recommended that permission is granted subject to conditions set out in this
report and the completion of the S106 agreement in accordance with this report.

2.0

INTRODUCTION

2.1

The site
The adopted Development Brief for the site describes it as being in a strategic
location within Central Milton Keynes, with frontage onto two key routes, Avebury
Boulevard and Secklow Gate. Its location means it is within easy walking distance
(400m) of the central shopping area as well as Xscape. The site was previously
developed as a garden centre. The majority of the site is vacant rough scrub and
grassland. Whilst there are no buildings on the site, there are the remains of
hardstanding and structures from the site’s previous use. The site slopes gently
downwards from north to south. The site currently has one existing direct access at
the south east corner of the site. Beyond this direct access, the site is accessible
via Secklow Gate and Avebury Boulevard/South 10th Street.

2.2

Surrounding Area
Public Realm
South 10th Street is a residential street that forms the western edge of the site and
is typical of the third level of streets below Gates and Boulevards in Central Milton
Keynes. It is 6m wide and includes parallel parking bays on each side of the street.
To the north, and east of the site is existing public surface level parking, with a
double row to the north and two double rows to the east
Pedestrian access to the site is provided:
 across Secklow Gate by an underpass crossing which links the site to the
Xscape development;
 across Avebury Boulevard via a porte-cochere route, as well as an underpass.
 from the south via an underpass which links the adjacent residential area of
Fishermead to D4.4./ Central Milton Keynes.
Land Uses
To the west of the site, on the western side of South 10th Street, is residential
development. To the north of the site, on the northern side of Avebury Boulevard, is
a temporary surface level car park. Immediately to the south of the site is a Premier
Inn and a public house (The Barn). To the east of the site, on the eastern side of
Secklow Gate, is the Xscape ski, leisure, cinema and entertainment complex.
Existing Infrastructure
The site is surrounded and served by existing surface level parking, transport
access, servicing, pedestrian routes, landscaping and utilities.
Building Heights, Setbacks and Edge Conditions
The housing to the west of the site is a mixture of 1½ and 2½ storey development.
The dwellings fronting South Tenth Street are 1½ storeys in height, whilst those
fronting Avebury Boulevard and South Row are 2½ storeys. The Premier Inn is
three storeys in height. It is set back 6.5 metres from the pavement along its South
Tenth Street frontage. The dwellings on the opposite side of South 10th Street front
the street. The Premier Inn and Barn public house site back onto the southern
boundary of the site.
Public Transport Access
On the opposite side of Avebury Boulevard to the site, there are a number of bus
stops located on Lower Ninth Street and Midsummer Boulevard, which forms part
of the primary public transport spine.

2.3

The Proposal
This application seeks full planning permission for the construction of 328
apartments (use class C3) of varying sizes, 1180m2 of commercial space (use
classes vary), landscaped courtyard, a basement level and a separate service
area. The residential element is for Private Rented Sector (PRS) units above the
1180 sq m ground floor flexible commercial uses (A1, A2, A3, A5, B1, D1) at
ground level to the primary Boulevard and Gate frontages. The detailed residential
component involves a total of 328 apartments in two ‘L’ shaped buildings with a
total GIA of approximately 25771 sq m comprising; 197 x 1 bed apartments and
131 x 2 bed apartments.
The residential accommodation proposed would all be provided as Private Rental
Sector (PRS). This includes the affordable accommodation which could be
provided as Discounted Market Rent (DMR) accommodation. The proposed
development would be professionally managed accommodation following its
completion. The applicant’s vision for the site is to create a residential-led mixed
use development which revitalises an existing underutilised brownfield grid square
site and connects it into the surrounding local area.

2.4

Reason for determination at panel

2.5

This application is referred to the Development Control Committee for
determination at the request of Milton Keynes Town Council who have objected on
parking provision.

3.0

RELEVANT POLICIES

3.1

National Policy
National Planning Policy Framework (2018)
Paragraphs 11-16: Presumption in favour of sustainable development
Paragraph 17: Core Planning Principles
Section 4: Promoting Sustainable Transport
Section 6: Housing
Section 7: Design
Section 8: Promoting Healthy Communities
Paragraphs 105 – parking standards
Paragraphs 187 and187: Positive approach to decision taking
Paragraphs 196 and 197: Determining applications
Paragraphs 203-206: Conditions and Obligations

3.2

The Development Plan
Neighbourhood Plan
Once a Neighbourhood Plan has been agreed at a referendum and is made
(brought into legal force) by the local planning authority, it becomes part of the local
planning authority’s development plan as an official development plan document

which carries statutory weight. Applications for planning permission must be
determined in accordance with the development plan, unless material
considerations indicate otherwise. If a policy contained in the development plan for
an area conflicts with another policy in a development plan, the conflict must be
resolved by the decision maker in favour of the policy which is contained in the
latest document to become part of the development plan.
Neighbourhood Plans therefore form part of the development plan for the relevant
area. They will necessarily be in general conformity with the strategic policies
contained in the development plan for the area. If they are the most recent
document to become part of the development plan, they will attract statutory
priority. Neighbourhood plan policies will also take precedence over non-strategic
development plan policies where there is conflict. The Central Milton Keynes
Alliance Plan (neighbourhood plan) (CMKAP) was adopted in 2015.
The application site forms part of the Central Milton Keynes Alliance Plan
(neighbourhood plan) (CMKAP) 2015
Policy G1 Classic CMK Infrastructure
G6 Mixed Use
Policy G7 Active Frontages
Policy G8 Block Structure
Policy G9 Design of Buildings
Policy G11 Exceptional Developments
Policy G12 Planning Obligations
Policy SS4 Indicative Land Use Proposals
Policy T1 Access and Design
Policy T2 Public Transport and Hackney Carriages
Policy T3 Cycling
Policy T4 Parking
3.3

Milton Keynes Core Strategy (2013)
CSA: Presumption in Favour of Sustainable Development
CS1: Milton Keynes Development Strategy
CS2: Housing Land Supply
CS7: Central Milton Keynes
CS10: Housing
CS11: A Well Connected Milton Keynes
CS12: Developing Successful Neighbourhoods
CS13: Ensuring High Quality, Well Designed Places
CS14: Community Energy Networks
CS15: Delivering Economic Prosperity
CS18: Healthier and Safer Communities
CS19: The Historic and Natural Environment
CS21: Delivering Infrastructure

3.4

Saved Policies of the Milton Keynes Council Local Plan (2005)
D1: Impact of Development Proposals on Locality

D2A: Urban Design Aspects of New Development
D2: Design of Buildings
D4: Sustainable Construction
E11: Small Business Units
T11 Transport Assessments and Travel Plans
T15 Parking Provision
NE2: Protected Species
NE3: Biodiversity & Geological Enhancement
T1: The Transport User Hierarchy
T2: Access for those with Impaired Mobility
T3: Pedestrians & Cyclists
T5: Public Transport
T10: Traffic
T11: Transport Assessments & Travel Plans
T15: Parking Provision
H4: Affordable Housing Target & Site Thresholds
H5: Affordable Housing: Site & Market Conditions
H8: Housing Density
H9: Housing Mix
TC19: Housing in Town, District and Local Centres
CC1: Shopping
CC7a: Key Transport Principles
CC7c: Key Principles for Parking
CC9: Design of New Buildings
CC10: Planning Obligations Policies in CMK
CC18: Block D4
PO4: Percent for Art
3.5

Emerging Policy
PLAN:MK (submission version, October 2017)
Policy D1 Designing a High Quality Place
Policy D2 Creating a Positive Character
Policy D3 Design of Buildings
Policy D4 Amenity and Street Scene
Policy CT10 Parking Provision
Policy ER10 Character and Function Of The Shopping Hierarchy
Policy HN1 Housing Mix and Density
Policy HN2 Affordable Housing

3.6

Supplementary Planning Document/Guidance
Affordable Housing SPD (2013)
Planning Obligations for Central Milton Keynes SPG (2003)
Parking Standards SPD (2016)
Residential Design Guide (2012)
Sustainable Construction SPD (2007)
Wyevale Site, Central Milton Keynes Development Brief (2013)
Central Milton Keynes Handbook for Public Realm (2006)

4.0

MAIN ISSUES
Principle of development
Assessment against Environmental Impact Regulations 2017
Highway matters and parking
Impact on character of the area
Design
Impact on residential amenity
Landscape
Ecology
Drainage and flood risk
Sustainable construction
S106 matters

5.0

CONSIDERATIONS

5.1

Principle of development
National planning policy is set out in the revised National Planning Policy
Framework (‘the NPPF’). The NPPF focuses on a presumption in favour of
sustainable development, of which there are three strands; economic, social and
environmental. The core planning principles include, amongst others, the
requirement to ‘drive and support development’.
The framework sets out a number of key principles, including a focus on driving and
supporting sustainable economic development to deliver homes, business,
industrial units, infrastructure and thriving local places. Paragraph 118 states that
planning decisions should give substantial weight to the value of using suitable
brownfield land within settlements for homes and other identified needs. The site is
subject to an adopted Development Brief that describes the site as 'a prominent,
strategically important unconstrained site situated in a highly accessible location at
the heart of Central Milton Keynes. The site’s location at Avebury Boulevard’s
junction with Secklow Gate represents a key entrance point into Central Milton
Keynes which can be exploited'.
Local Plan Policy CC18 – Block D4 requires the design and layout of new
development to reflect the following principles:
(ii) Provide new community facilities and local shops
(iii) Include a mix of residential, offices and entertainment uses in any
redevelopment of the eastern part of Block D4.
The site is situated within centre of Milton Keynes and as such the strategic
principles of the Central Milton Keynes Neighbourhood Plan apply.
The proposed indicative use for the site in the Central Milton Keynes Alliance Plan
(Policy SS4) is for a retail use (8000 sqm) and public Multi storey car park (300
spaces) with other use options comprising a hotel or a D1/D2 use. The proposal is
for a residential led scheme with a commercial floor space and as such does not
follow the indicative uses sought in the Central Milton Keynes Alliance Plan. The

Central Milton Keynes Alliance Plan Policy SS4 does however detail that variations
in uses will be acceptable providing they meet the aims of Policy G6 (which
encourages mixed uses; it is noted that mixed use developments are also sought in
the relevant Local Plan and Core Strategy Policies) and the following criteria:
(i) The proposed alternative uses do not jeopardise the desired spread of uses and
overall ambition for growth
(ii) Cultural, sporting and community facilities are accommodated with careful
design that will demonstrate compatibility with the mix of uses they contribute.
The proposal for Private Rented accommodation would help to meet the housing
needs within the Borough, provide a mix of residential accommodation in Central
Milton Keynes and allow residents easy access to Central Milton Keynes facilities,
this is important for thriving town centres. It is considered that the level of
commercial accommodation at ground floor level achieves a mixed use scheme as
sought by the Central Milton Keynes Alliance Plan.
Emerging Policy
5.2

Paragraph 48 of the NPPF states that weight can be afforded to relevant policies in
emerging plans depending on the stage of preparation of the plan.
The draft Plan:MK was published on 30 November 2017 and the first stage of
consultation closed on 2nd March 2018. Following the six week consultation
between the 31 October and 12 December 2018 on the proposed schedule of
modifications, the Inspector found that Plan:MK satisfies the requirements of
Section 20(5) of the Planning and Compulsory Purchase Act 2004 (as amended)
and meets the criteria for soundness set out in the NPPF, provided the main
modifications are included. Plan:MK will now be submitted to Cabinet and Council
in March 2019 for approval and to be formally adopted. When adopted, Plan:MK
will form part of the statutory ‘development plan’ for Milton Keynes and alter the
Policies Map that indicates land use in the Borough. The site is allocated as a
Small to Medium Sized housing site through Plan:MK (site HS13) with a yield of
162 units. Plan:MK policies regarding affordable housing are discussed in detail
below. Plan:MK policies can now be afforded significant to great weight.
Provision of new retail floor space

5.3

The proposed development provides 1180 sq m of the commercial space capable
of splitting into a range of unit sizes. This retail space would have a flexible use
class which would give the applicants a high degree of flexibility in terms of the
types of uses for which the units could be used. In order to provide the applicant's
vision for a mixed use place, the proposals under consideration would incorporate a
mix of residential and commercial uses as specified above. The non-residential
uses would be concentrated on the lower floor of the proposed buildings, where
they would contribute to the creation of a vibrant and animated street scene.
Retail impact and scale

5.4

The proposed ground floor uses would all fit within the NPPF (2018) definition of
Main Town Centre Uses. The NPPF advises that local planning authorities should
promote competitive town centres. In addition to this paragraph 86 of the NPPF
states that “Local planning authorities should apply a sequential test to planning
applications for main town centre uses which are neither in an existing centre nor in
accordance with an up-to-date plan”. Paragraph 89 of the NPPF states that local
authorities should require a retail and leisure impact assessment if the proposed
development is not in accordance with an up-to-date plan and where the quantum
of retail and leisure uses proposed would be over a proportionate, locally set floor
space threshold (if there is no locally set threshold, the default threshold is 2,500 sq
m). Paragraph 90 goes on to state that where an application fails to satisfy the
sequential test or is likely to have a significant adverse impact, it should be refused.
The emerging Plan:MK is consistent with the policy guidance of the NPPF and sets
the threshold at 350 sq m. The sites location within the defined Town centre
negates any policy requirement for retail or sequential tests.
Provision of housing

5.5

The scheme would provide 328 new residential units. There is a pressing need for
housing in the borough. The emerging Plan:MK requires delivery of land for a
minimum of 26,500 new homes within the Borough between 2016 and 2031,
principally within and adjacent to the city. The proposal would make a sizeable
contribution to the borough’s housing stock within the city centre although there are
concerns with the level of affordable housing proposed.
The proposed residential accommodation would all be provided as Private Rental
Sector accommodation to be built, let and managed by the applicants, this type of
accommodation is also referred to as Build to Rent within the NPPF and defined as:
'Purpose build housing that is typically 100% rented out. It can form part of a wider
multi-tenure development comprising either flats or houses, but should be on the
same site and/or contiguous with the main development. Schemes will usually offer
longer tenancy agreements and will typically be professionally managed stock in
single ownership and management control.'

5.6

This model of development differs from a traditional for sale scheme and is noted in
Plan:MK that it has the potential for accelerating the delivery of new housing, the
plan recognises the important role that Build to Rent can play in local housing
delivery and supports a positive approach to enabling this sector to make a
contribution to increasing housing supply. The applicants have confirmed that the
homes provided would be under unified ownership and management. This would
include the proposal of affordable housing which could be delivered as Discounted
Market Rent (DMR) accommodation.
The number of residential units proposed is significant and would make a sizable
contribution towards achieving the Council’s housing target over the plan period. It
is higher than the 162 homes expected under the site designation HS13, but the
massing and lack of constraints on the site would mean that this number would be
achievable. The assessment of the affordable housing offer is set out below.
Plan:MK states that 'New development provides an opportunity to address this shift

in the demographic profile of Milton Keynes to improve housing choice and the
availability of suitable accommodation in the right places to address issues of
overcrowding, under occupancy and demand for particular types/size of housing
from different household types. For example, there is demand for smaller properties
from both young single/couple households and from older single/couple households
for differing reasons'. The provision of 197 x 1 bed apartments and 131 x 2 bed
apartments meets Policy HN1 that adopts a flexible approach, with proposals to be
considered on a case-by-case basis. The tenure type and town centre location is
considered to meet a need in this location. Through consultation, the Councils
housing team raised no objections to the tenure or mix as proposed. The case
officer agrees with this advice.
5.7

Central Milton Keynes is identified as an area that can benefit from good
accessibility to existing or proposed public transport corridors. The high density of
housing proposed would support the establishment of improved public transport
services, for example mass transit corridors, as encouraged by Plan:MK, provided
the quality of development is in line with the requirements of other policies within
this plan and infrastructure can support greater concentrations of households in the
area.

5.8

The proposed development would deliver a number of key development plan
objectives for the area in accordance with Central Milton Keynes Alliance Plan
Policy SS4. This includes the provision of a mixed use residential led development
that also includes flexible retail uses. The provision of smaller unit retail space and
a significant number of housing units would be particularly welcomed, and the
provision of more than the suggested yield of 162 homes is justified given the lack
of constraints preventing additional height or massing. The residential
accommodation would be provided as Private Rented Sector units, which would
also be welcomed subject to a policy compliant affordable housing contribution and
the housing providing a high quality of accommodation. The level of retail provision
proposed is within a designated town centre and the development is considered to
compliment rather than compete with the vitality of the surrounding town centre.
Affordable housing

5.9

Private rented housing is a relatively new form of housing tenure, and adopted
polices in the current development plan do not specifically reference this type of
housing. In summary the NPPF and the various documents of the development
plan set out the following requirements:
The NPPF requires Local Planning Authorities to boost the supply of homes, and to
assess the size, type and tenure of housing need for different groups in the
community, specifically referring to those who require affordable housing and
people who rent their homes. Paragraph 64 states that planning decisions should
expect at least 10% of homes to be affordable, but notes that exemptions to this
10% requirement should be made where the proposed development provides
solely for Build to Rent homes.

5.10

The emerging Plan:MK in Policy HN2 specifically recognises Build to Rent as a
means to provide affordable housing, and requires boroughs to take a positive

approach to the Build to Rent sector. It states 'where a development is proposed
that complies with the outlined Milton Keynes definition for Build to Rent, the full
31% affordable housing offer can be provided entirely as discounted market rent
(DMR) to be managed by the Build to Rent provider. Alternatively, a financial
contribution in lieu of the provision of on-site affordable housing will be accepted. In
this case, the financial contribution to be provided would be subject to a viability
assessment'.
To be considered a ‘Build to Rent’ scheme proposals must meet the following
definition:
o
o
o
o
o
o

5.11

a development, or block/ phase within a development, of at least 30 units;
the homes to be held as Build to Rent under a covenant for at least 10
years;
all units to be self-contained and let separately;
unified ownership and unified management of the development;
professional and on-site management;
longer tenancies offered (ideally three years or more) with defined intenancy rent reviews; and property manager to be part of an accredited
Ombudsman Scheme and a member of a recognised professional body.

All housing within the development would be within the private rented sector (PRS),
which is also sometimes referred to as Build to Rent (BTR). The applicant's offer of
affordable housing is the provision of 34 units within the scheme at a discount
marketed rent of 15%. Local Plan policy H4 would apply meaning that the Authority
could seek to secure 30% Affordable Housing. In this instance, the policy
requirement of H4 for this site would seek 30% of the total 328 units provided on
site, which would equal an affordable housing provision of 98 affordable housing
units
All of the affordable units under the first proposal would be delivered as Discount
Market Rent (DMR), at an average discount of 15% below market rates. In policy
terms, this is an intermediate form of affordable housing and at 10.5%, is below the
required 30%
Notwithstanding this, policy H5 of the Local Plan states that the proportion of
affordable housing the Council will seek on sites may vary depending on the site
and market provision. This policy allows, where site and market constraints dictate,
an assessment of the viability of the scheme to be undertaken. Where there is a
viability issue, the Council seeks to ensure that the contributions that can be
secured are used for the purposes of providing affordable housing and if any other
sum is remaining, this would then be used to secure other relevant contributions
such as education, and healthcare.

5.12

The application was accompanied by a full financial viability appraisal which has
been assessed on behalf of the Council by expert surveyors at Kirkby Diamond
Chartered Surveyors and Property Consultants who have concluded, following
lengthy and detailed negotiations that the applicant’s offer is the maximum amount
of affordable housing that the scheme could viably support. Viability is defined as
the ability of a development to meet its costs including the cost of planning

obligations whilst ensuring an appropriate site value for the landowner and a
market risk-adjusted return tom the developer in delivering that project. Ultimately
in setting the level of commuted sum for any development, it is limited to the level
beyond which the scheme would be made ‘unviable’, in that the return to the
developer and the landowner would fall below a level at which it is deemed that
they would allow the scheme to come forward.
5.13

The applicants Viability Assessment concluded that the proposed scheme is not
viable for s106 contributions above the figure already agreed at £690,000 in
addition to either providing 10% of units at a discounted market rent of 15% or a
commuted sum of £800,000 for off-site affordable housing provision. The councils
Housing Strategy team have indicated that the off-site contribution is the preferred
option, the area in which this is to be invested will be provided in an update paper.
The independent advice received calculated the development land value as being
equal to the benchmark value against which the viability is assessed and therefore
advises that the development cannot afford to provide any higher contribution than
the £1,490,000 (£800,000 + £690,000). Due to the commercially sensitive nature of
this advice it is has not been made publically accessible but will be made available
to members on request. If Members conclude that the Discount Market Rent units
would be preferable, the £800,000 would be allocated by the developer to allow for
the discounted rent from these 34 units.

5.14

The development could make a significant contribution to the overall supply of
housing in central Milton Keynes, addressing the Council’s housing targets. The
overall development would also provide positive benefits in the form of smaller
retail units and the redevelopment of a brownfield grid square. The level of
affordable housing and financial obligations, in line with adopted policies of the
NPPF, the Local Plan, Core Strategy and Plan:MK, has been independently
assessed as being the maximum the development can provide.
Assessment against Environmental Impact Regulations 2017

5.15

Although no formal application request for a screening opinion has been made,
Section 8, Part 3 of the 2017 Regulations states when a full application is lodged, a
request is made under Section 6(1) for the Local Authority to adopt a screening
opinion. The Screening process should consider the development proposals
against the criteria and thresholds which are set out within the Town and Country
Planning (Environmental Impact Assessment) Regulations 2017 (‘the Regulations’)
and the guidance contained within the National Planning Practice Guidance in
determining whether or not an Environmental Impact Assessment (EIA) is required
to accompany an application.

5.16

Therefore the following tests have been applied:
Schedule 1 test:
The proposed development does not fall within Schedule 1 of the Regulations.
Schedule 2 test:
The Site is not within a ‘sensitive area’ as defined by the EIA Regulations

The Development falls within paragraph 10 (b) Schedule 2 of the EIA Regulations
as an ‘urban development project’, the relevant thresholds for which are as follows:
(i) The development includes more than 1 hectare of urban development which is
not dwelling house development; or
(ii) the development includes more than 150 dwellings; or
(iii) the overall area of the development exceeds 5 hectares.
The Development at 0.69 ha does include more than 150 dwellings, therefore is
Schedule 2 development.
5.17

In order to determine whether an Environmental Impact Assessment is required,
consideration must be given to the selection criteria outlined in Schedule 3 of The
Regulations, namely the characteristics of the development, the location of the
development, and the characteristics of the potential impact. In addition, further
guidance on the requirements for an Environmental Impact Assessment is provided
in the annex to the National Planning Practice Guidance.
Schedule 3 tests:
Schedule 3 of the Regulations also details the criteria that should be used to help
identify whether a Schedule 2 development is likely to have a significant
environmental effect and therefore require an EIA. In these terms, regard may be
paid to characteristics of the development, its location and characteristics of
potential impacts. Although the application site exceeds the relevant criteria and a
threshold for a Schedule 2 project, assessment against those test are set out below
to determine if the proposed development is likely to lead to a significant
environmental effect and therefore require an EIA.
1. Characteristics of the development
The size of development at 328 units, whilst exceeding schedule 2 threshold would
be distinctive given the nature of the surrounding area, and would not be anything
other than local significance in this regard. The proposal would not be of a scale to
require the need for new schools or other significant infrastructure, nor result in
significant cumulative impacts that cannot be considered with detail submitted
under a planning application. The proposal would not result in the production of
excessive waste, but could result in pollution and nuisances from the movement of
vehicles using the site and parking on the site. However, these would be no greater
than would result from any development of the site and due to the orientation of
development; there are no adjoining occupiers who would significantly be impacted
by the fumes and noise. The risk of accidents resulting from the parking of vehicles
is considered to be minimal. The characteristics of the development are not
considered to give rise to significant environmental impacts in this case.
2. Location of the development
The site is not in or adjacent to an environmentally sensitive area as defined by
Regulation 2 (1) of the Regulations.

3. Characteristics of the Potential Impact
Whilst the proposal has the potential to increase noise, disturbance, emissions and
vibrations resulting from construction and operation of the development (including
vehicle movements), changes to the ecology and increased flood risk. These
impacts are likely to be relatively limited and thus unlikely to give rise to unusually
complex or potentially hazardous environmental effects, other than what would
normally be considered in a planning application.
5.18

In accordance with the powers contained in the 'Scheme of Delegation to Officers',
the Council is of the opinion that the proposed development is not EIA development
and an Environmental Statement is not required for the proposal.
Highway matters and parking

5.19

Saved policies D1 (i) and (vi) ensure development proposals would not result in
harm to highway safety through significant additional transport movements, parking
or inadequate access to the site. Plan:MK Policy CT2 requires development to
minimise the need to travel, promote opportunities for sustainable transport modes,
improve accessibility to services and support the transition to a low carbon future
Policy CT3 supports developments which enable people to access employment,
essential services and community facilities by walking and cycling. Parking
requirements for the development as set out in the Central Milton Keynes Alliance
plan 2026 in policy T4. Policy HN1 allows for flexibility in a low level of parking if
justified.

5.20

Parking
Maximum parking requirements for the development as set out in the Central Milton
Keynes Alliance plan 2026 and the Parking Standards SPD 2016 are as follows:
Residential car parking

No of
units
197
131

Type
of unit
1-bed
2-bed
Site
Total

CMKAP
Parking
Provided
Standards Requirement
Allocated
Allocated
197
131
328 required

79
52
131 spaces provided*

Total provided parking breakdown includes 100 + 5 disabled spaces + 6 electric
vehicle spaces with charging points installed + 20 further spaces pre-wired
for future EVs)
Therefore the shortfall against the maximum permitted standards is 197 but other
material considerations apply in this case.

5.21

Emerging Plan:MK Policy Plan CT10, states ‘the Council expects all development
to meet its parking standards, unless mitigating circumstances dictate otherwise.
Mitigating circumstances might include development proposals that are located in a
high density area or within close proximity of a public transport mode such as a
rail/bus station and therefore, parking provision might need to be revised to reflect
specific developments and their location’. Where no or low levels of parking are
proposed, the applicant will be required to demonstrate the site has good
accessibility to frequent public transport services to public transport modes,
district/town/local centres, schools and employment areas. The sustainable location
and the high density nature of Build to Rent schemes are considered to mitigate in
this circumstance.

5.22

Paragraphs 105 and 106 of NPPF 2018 set out very clearly the need to take into
account all the accessibility, public transport provision, anticipated car ownership
levels, type & mix or residential units favouring an objective test on the overall
impact on the highway network. It goes on to state that ‘Maximum parking
standards for residential and non-residential development should only be set where
there is a clear and compelling justification that they are necessary for managing
the local road network’. It also states that developments which are an efficient use
of land should be supported and that assessment would include the use of existing
infrastructure.

5.23

Objectives of Saved Policy T15 (2001 – 2011 Local Plan) and Policy T10 (Plan:MK)
were to limit parking provision within developments to the maximum parking
standards, to encourage alternative means of transport and to make efficient use of
land by not over providing parking - both of these policies set out that provisions
can be made for reduced parking where mitigating circumstances apply or where it
can be established that off-site parking would not ‘cause problems’.
The 2016 Parking SPD states that ‘reductions in parking must take into account the
local circumstances and the requirements of the development and that levels of
local car ownership levels are a material consideration, that type and mix within the
development are relevant and there is a need to reduce the use of high emission
vehicles. It provides that an applicant can promote reduced parking provision
where that is supported by the appropriate evidence and analysis (as the applicant
has provided in detail) and it acknowledges the NPPF requirement that local
planning authorities should only apply local parking standards where there are clear
and compelling justifications that it is necessary to manage their local road network.

5.24

Therefore there is justification in local policy and the policies set out in the NPPF,
that the policy for parking provision is to be flexible and all the mitigating and
exceptional circumstances highlighted below could be considered to apply here in
order to trigger that flexibility:
•
•
•
•
•
•

Excellent accessibility
Good access to public transport
Good access to shopping / leisure / commercial and employment facilities
Low anticipated car ownership
Underutilised existing infrastructure
Good provision of cycle facilities and access to cycling network

Car use / Ownership Levels:
5.25

The applicant has provided Office of National Statistics Census data that shows
55% of apartment occupiers in the Central Milton Keynes area were car owners
and that mode share data showed that only 42% of local residents were car drivers.
Also provided was data from The British Property Federation that published specific
research into the PRS sector with the objectives of identifying the issues that could
assist the supply side in the PRS sector and they identified that the requirements of
many parking policies were out of sync with the profile of the occupiers in the PRS
sector.
The applicant has pointed out that the levels of car ownership in the rented sector
set out in the British Property Federation research is markedly lower compared to
that of owner occupiers.
Typically in 1 to 3 room households' car ownership for non-owner occupied tenures
was found to be below 0.4 cars per household, in the subject case where there is a
mix of 1 Bedroom and 2 Bedroom at 60/40 respectively the research indicates that
car ownership levels would be in the range of 0.3 to 0.4 cars per household.
Calculated Shortfall

5.26

On the latest revisions of drawings, there are now 131 parking spaces on plot.
Taking the higher ‘worst case’ level of car ownership at 0.4 cars x 328 units
equates to a requirement of 131 spaces. On this basis there is no shortfall of
parking spaces compared to the provision on site.

5.27

Further the applicant has submitted details that this is in an area where it is
demonstrated in the council’s own parking data that around 200 vacant spaces are
available even at peak times and 700 vacant spaces are available in the evening
when peak demand from this development is likely to occur.
A technical note provided by the applicants Highways consultant (Sterling Maynard
Transport) stated that there is significant vacant parking around this area of Central
Milton Keynes at the key times for a residential development (typically early
morning or late evening and weekends) and that an analysis of heat maps for
parking in Central Milton Keynes on the Council website confirms this. The
summary for the directly adjacent sections of Block D4 confirm that there are at
least 700 spaces available in the evening and overnight and a minimum of 475
spaces on a weekend (2017 figures).
The consultant concludes that based on their analysis it is clear that for virtually all
of the time periods there are spaces significantly in excess of the shortfall based on
the parking standards. The only time this is not true is 13:00 on a Saturday when
215 spaces are available.

The consultant also points to a further material consideration is presented by the
former garden centre on the site, this previous lawful use of the site with an internal
sales area of 2160 square metres, had no onsite customer parking provision and
made use of between 166 and 204 of the surrounding public spaces.
The consultant notes that taking the on-site parking provision for this new
development of 131 parking spaces together with the garden centre parking use of
the surrounding spaces of between 166 and 204 spaces (giving 297 to 335 spaces
in total compared to 328 max permitted) would suggest that the extra demand for
parking from this development over the historic use will be very modest and there is
more than ample unused parking to cater for this.
5.28

The Central Milton Keynes Alliance plan policy T4 (CMKAP T4) states:
“Developments are expected to meet the parking standards through on-plot
parking. Where site constraints make it difficult to deliver 100% parking on-plot, a
commuted sum representing the current build cost of the equivalent number of
parking spaces in a Multi-Storey Car Park may be agreed with MK Council”. The
proposal has undergone a vigorous and independent viability assessment that
concluded the maximum obligation that the development can provide is
£1,490,000. Any commuted sum requested for off- site provision would have to be
deducted from this figure that has been allocated for either off-site affordable units,
community facilities or education contributions.

5.29

This is the case presented by the applicant and which has informed the
recommendation for approval. In light of the Town Councils objection to the
proposal on parking provision, members are asked to consider the merits of this
proposal in accepting the reduced on plot parking provision requirement of 40% of
the maximum standards resulting in no shortfall of on plot parking spaces, taking
into account the evidenced car ownership levels, the previous use of the site and
surrounding capacity in the immediate location. If members do not accept this
argument then they can refuse the application as it would be contrary to policies
regarding parking provision requirements specifically Central Milton Keynes
Alliance plan policy T4, Saved Policy T15 (2001 – 2011 Local Plan), Policy T10
(Plan:MK) and the Parking Standards SPD (2016). Members are however minded
of the advice in the NPPF which outlines flexibility to take account of individual
circumstances before making a decision on the matter.
Cycle parking

5.30

Central Milton Keynes Alliance plan Policy T3 Cycling states that new development
should encourage cycling.
The site is well served by the existing redway system and cycle parking is provided
in accordance with parking standards. Initial concerns expressed by the Highways
Officer regarding security can be addressed through details requested as a
condition
Access

5.31

The weather protection colonnades as proposed allows for linkages to the existing
wider pedestrian access routes around the site. The service access is designed to
be separate from residential car parking to avoid potential conflict with delivery
hours and servicing. The on plot basement parking is accessed through security
measures via South 10th Street. Highways officers have expressed concerns about
access being taken up to the building line however there are several permitted
incidences of this access alignment in Central Milton Keynes where no objections
aware raised.
Design and character

5.32

Section 12 of the NPPF and in particular paragraph 127 provides guidance in
respect of design considerations for development. Saved policies D2, D2A, CC18,
H8 and H9 of the Milton Keynes Local Plan 2005, policy CS13 and CS18 of the
Core Strategy 2013 require the decision maker to have particular regard to the
design and visual impact of new development and to the context within which it is
placed. These policies also seek high quality design and appropriate density that
relates well to the surrounding area and design out opportunities for crime A view
reinforced through Central Milton Keynes Alliance Plan 2026 policies G1 G7, G8
and G9A. The site is also the subject of a site specific Development Brief
document.
The site is located within Block D4. Local Plan Policy CC18 is specific to Grid
Square D4 and states:
The design and layout of new development should reflect the following principles:
(ii) Provide new community facilities and local shops
(iii) Include a mix of residential, offices and entertainment uses in any
redevelopment of the eastern part of Block D4.

5.33

The height and scale of the building is acceptable in design terms with the
articulation and taller corner elements adding interest and helping to mark the key
corner of Avebury Boulevard and Secklow Gate as prescribed by the sites
Development Brief. Further, the contemporary architecture for the main part of the
building reflects the better quality buildings in central Milton Keynes and the
proposed materials for this part of the scheme appear acceptable.
The development includes weather protection which is a key feature of the
character and appearance of central Milton Keynes and strongly sought in Central
Milton Keynes Alliance Plan Policy G7. Also, Policy G7, active frontages have been
achieved to all elevations. Active frontages have been proposed along Avebury
Boulevard by the provision of commercial floor space as this would help enliven
and animate this key route. Active frontages have been achieved on the other 2
frontages. Secklow Gate in particular is a key vehicular entrance into Central Milton
and the ground floor of the Secklow Gate frontage helps visitors identify with a city
centre through commercial / retail ground floor frontage onto Secklow Gate.
In addition, the entrances to the building to the north west of the site line up with
porte cochère crossing Avebury Boulevard and the building line will sit within the

rigorous lines of the grid square confines as required by Central Milton Keynes
Alliance Plan Policy G9.
5.34

With regard to polices D2 and CS13. Character - A place with its own identity, the
proposed development is of an acceptable quality in terms of layout and
appearance, and adds variety to the character of the area in which it is located.
The layout of the proposal also relates positively with the adjoining public spaces –
the position of the buildings continues the street frontage and activity along
Avebury Boulevard. Furthermore, the proposed development will be contained
within the footprint of the existing confines of the grid square without impinging on
any classic Central Milton Keynes infrastructure. The proposed development
achieves continuity of street frontage and enclosure of space by clearly defining
public and private areas and locating main building entrances on the street in
accordance with saved Local Plan policies D2A I, D2 II, D1 III, Core Strategy policy
CS13 - Character of Place Continuity and enclosure, and Central Milton Keynes
Alliance Plan G8.
Height

5.35

Although buildings in Central Milton Keynes are generally relatively low for a
modern City – a feature of the original vision of Milton Keynes – there are a number
of buildings in Milton Keynes that are taller than 8-storeys, particularly around 'The
Hub'. The development of taller buildings is accepted within Central Milton Keynes,
subject to meeting the requirements of local planning policies, including Policy G9
of the Neighbourhood Plan, and achieving a high standard of building design. The
Development Brief recommends building heights are no higher than 8 stories.
Central Milton Keynes Alliance Plan Policy G9 states that buildings on Gates and
Boulevards are encouraged up to eight storeys. It goes on to state that:
e) Proposals for taller buildings in excess of eight storeys above natural
ground level, will be tested against these criteria – that they:
i. Offer outstanding economic and social benefits to Central Milton Keynes
and Milton Keynes;
ii. Avoid any adverse impact on:
The microclimate, caused for example by increasing wind speeds, by
overshadowing and by restricting daylight both in the public realm and in
adjacent developments; Telecommunications; Adjacent developments by
overlooking them and reducing privacy; Adjacent developments when
illuminated

5.36

Following the parameters of the Development Brief, the development proposes two
‘L’ shaped buildings as perimeter blocks, with a central courtyard within. Each of
the two ‘L’ shaped buildings will be stepped, increasing the height of the built form
away from the existing lower rise residential uses to the West of the site and up
towards the larger scale buildings e.g. Xscape to the North East corner.
It is acknowledged that the proposal will exceed the 8 storey threshold as set out
under policy G9 of the Neighbourhood Plan. However, the policy is flexible in that it
allows criteria based assessment where the threshold is exceeded.

In terms of those criteria it is noted that there would be extensive economic and
social benefits of the proposed development to Central Milton Keynes.
The height of the units to South 10th Street are 3 storeys as required by the
Development brief rising to seven upper residential floors over the ground floor
commercial space at the Northern end of the street. The tallest element is 12
stories which forms the corner focal point with Secklow Gate and Avebury
Boulevard and is a height of approximately 39 metres. This is comparable to the 14
story Hotel La Tour at 56 metres.
The prominent location emphasises the height of the development however the
scale and massing of the proposed development has been reduced through its
architectural form viewed as distinct elements of 3, 7, 8 and 12 stories.
5.37

The proposed development aligns with the grid of Central Milton Keynes and the
predominantly glazed elevational treatments will include durable materials taken
from the existing Central Milton Keynes palate reflecting the local environment.
Dark grey brick on the lower floors with a contrasting light grey brick for the upper
floors are proposed. Materials will alternate to the contrasting colour to recessed
areas.
Density

5.38

Regarding the density of housing, it is the Council's ambition as set out in Plan:MK
to increase the density of housing and people within certain parts of the urban area
to help achieve the wider strategic objectives set out in this plan and to aid the
delivery of the wider vision and aims for Milton Keynes. The Central Milton Keynes
Alliance Plan seeks 250 dph and that Local Plan Policy CC13 requires 175-275dph.
The scheme provides approximately 500 dph. This is significantly higher than the
suggested yields however Plan:MK recognises the different considerations that
have a bearing upon housing density, therefore Policy HN1 adopts a flexible
approach to ensure that appropriate densities can be arrived at on a case-by-case
basis whilst supporting the wider ambition and objectives of the Council and taking
into account the criteria set out in Policy HN1 and elsewhere is this plan. Policy
HN1 States that Net densities for proposals within Central Milton Keynes (excluding
Campbell Park) should be within the range of 150 – 500 dwellings per hectare. At
500 the proposal accords with emerging policy HN1.
Impact on residential amenity

5.39

Saved Policy D1 of the Milton Keynes Local Plan 2001-2011 details that planning
permission will be refused for development where it would adversely affect
residential amenity of neighbouring properties. In addition, the New Residential
Development Design Guide SPD (2012) provides guidance on achieving
acceptable levels of amenities for future occupiers. 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.

It is acknowledged that the South Tenth Street elevation is a sensitive edge. It is
recognized that the residential properties on South Tenth Street have only limited
fenestrations treatments facing the site; however the rear gardens of properties
fronting Avebury Boulevard are side on to South Tenth Street. Therefore
fenestration details including balconies above first floor level opposite these
gardens have been carefully positioned and designed to ensure that there is no
unacceptable levels of overlooking. The frontage to South 10th Street does not
include commercial space in order to avoid conflicts with the amenity of these
existing residents.
5.40

The scale of the development has been designed to reduce the amount of
overshadowing to surrounding properties on South Tenth Street by focussing the
tallest elements on the north east corner. Due to the site orientation and location of
development, only limited overshadowing will occur in the morning as the sun rises.
Leading from the Boulevard colonnade, and centred on the porte cochère route is a
widening of the public realm including the pavilion building leading the internal
landscaped courtyard with seating areas, residents barbeque area, fruit trees and
lawn areas This private landscaped central element ensures communal amenity
space is provided in accordance with section 4.13 of the New Residential
Development Design Guide and will be open to the public through agreement.
Landscape and Ecology

5.41

A primary aim of the NPPF is to contribute to and enhance the natural and local
environment and requires decision makers to not only conserve but enhance
biodiversity. Policies NE3 of the Local Plan and CS19 of the Core Strategy reflect
this national guidance locally by requiring net gains in biodiversity. Policy D2A of
the Local Plan and CS13 of the Core Strategy seek to ensure high quality, well
designed places which include planting on streets and in public open spaces.
These views are reinforced through policy D1 of Plan:MK
Features such as the focal entrance ‘egg’ shaped ovular floor plan pavilion tie the
building into its immediate context, aligning with the porte-cochere leading through
the internal landscaped courtyard that will allow public access. Hard landscaping
materials will respect the standard Milton Keynes material palette but in order to
ensure the finish and detail of improvements to the public realm it is considered
necessary and proportionate to impose a condition requiring a full specification and
details of public realm materials should permission be granted.

5.42

The submitted Ecological Appraisal confirmed that there are no statutory or non‐
statutory nature conservation designations present within or adjacent to the site,
and none of the designations within the surrounding area are likely to be adversely
affected by the proposals.

5.43

A Phase 1 habitat survey was undertaken that established the site is dominated by
habitats not considered to be of ecological importance. Where it has not been
practicable to avoid loss of these habitats, new habitat creation has been proposed
to offset losses, in conjunction with the landscape proposals to be secured through
condition. These enhancements will be secured through condition and comprise:








New Planting.
Species Rich Turf.
New Water Feature. The opportunity exists under the proposals to create a
new water feature that will provide a drinking opportunity for local birds.
Bird Boxes.
Insect Blocks / Houses.
Nectar Source. Through new native and wildlife‐friendly landscape planting

The proposals are considered to have sought to minimise impacts of the
development and subject to the implementation of appropriate avoidance,
mitigation and compensation measures, it is considered unlikely that the proposals
will result in significant harm to biodiversity.
Drainage and flood risk
5.45

The Council’s Flood and Water Management Officer (as Lead Local Flood Authority
(LLFA) officer) has assessed the applicants Flood Risk Assessment and Drainage
Strategy and considers that initially there was insufficient information provided to
demonstrate meeting the requirements of the NPPF, the Non-Statutory Technical
Standards for Sustainable Drainage Systems (2015), the drainage requirements of
the Milton Keynes Core Strategy (2013), and the MKC Surface Water Drainage
Local Guidance for Planning Applications. Subsequently, the objection was
withdrawn subject to a pre-commencement condition to allow detailed to be
completed prior to starting works. The LLFA officer was satisfied with the revised
impermeable areas, and recommended a pre-commencement condition to secure
these details.
With conditions for the drainage scheme secured it is considered that the proposal
complies with policy D1 (ii) of the Local Plan in that risk of flooding will not be
increased on or off site and that an adequate drainage system and method of
surface water disposal will be provided.
Sustainable construction

5.46

Saved Policy D4 of the Milton Keynes Local Plan 2001 – 2011 and the
Sustainable Construction Supplementary Planning Document (2007) requires all
new development exceeding 5 dwellings to incorporate sustainable construction
including renewable energy and carbon offset provision.
It is proposed that zero carbon growth be achieved by developments being carbon
neutral or by making a financial contribution to the Milton Keynes carbon offset
fund. On-site measures will be encouraged where possible to reduce carbon
dioxide emissions and a contribution towards the Carbon Offset Fund will be made
when this is not possible. Carbon neutral means there is no net increase in carbon
dioxide emissions resulting from the energy used in occupying the building(s),
including space heating, hot water, cooking, lights and appliances.

5.47

The Sustainable Construction SPD requires the applicant to submit a report to the

Council following the checklist contained within the SPD to demonstrate the
anticipated amount of carbon to be emitted by the development within one year.
This is calculated at the rate of £200 per tonne of carbon. The calculation is carried
out once the development has been built to provide an accurate estimation based
on what has been built, in accordance with saved Local Plan Policy D4 and the
Sustainable Construction SPD. The Carbon Neutrality contribution is to be used
towards offsetting the carbon anticipated to be emitted by the Development and to
be used to provide carbon reduction measures in the Borough of Milton Keynes
through the Carbon Offset Fund. A payment of £44,000 is to be secured through
s106.
Planning Obligations
5.48

The Supplementary Planning Guidance (SPG) on Planning Obligations for Central
Milton Keynes (CMK) identifies the main requirements for infrastructure and
facilities which may be required as a consequence of development within CMK.

5.49

The independent Viability advice received calculated the development land value
as being equal to the benchmark value against which the viability is assessed and
therefore advises that the development cannot afford to provide any higher
contribution than the £1,490,000 (£800,000 + £690,000). Therefore in addition to
the Affordable Housing contribution of £800,000 there are the following obligations:
Community Facilities
Public Art
Public Transport
Education
Carbon Offset
Monitoring fees

£200,736
£108,375
£181,950
£147,506
£44,000
£6,000 (estimated)

Public Art
5.50

The Central Milton Keynes Obligations SPG states;
“Contributions from all developments, with the exception of schemes solely for
affordable housing, will be sought to help fund public art, social and cultural
projects. The contributions should equate to 0.25% of Gross Development Cost
(excluding land values). In addition applicants will be encouraged to integrate art,
social and cultural amenities into their schemes and to discuss and agree these at
an early stage with the Council i.e. prior to submission of planning applications.”

5.51

It is noted the applicant is seeking to provide public art within the application in
addition to £108,375 received through the s106, which is welcomed. A part of that
proposal is the inclusion of commissioned entrance gate and sister panel design at
the entrance to the Central Egg pavilion and a sculpture on the water feature within
that Court by artist David Harber who has been commissioned in accordance with
Milton Keynes processes. These details can be secured through condition.

6.0

CONCLUSIONS
In light of the comments above, if Members accept the evidence in support of a
reduced on plot parking provision and the conclusions presented by the councils
independent Vitality Assessor, then the proposed development is considered to be
in general accordance with the development plan including the site specific
Development Brief and approval, subject to the conditions listed below and the
completion of a s106 legal agreement, is recommended.

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.
No development shall take place above slab level until samples 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 Keynes Core
Strategy 2013 and Saved Policy D2 of the Milton Keynes Local Plan 2001-2011.
3.
No unit or use herby permitted shall be occupied or the use commenced
until there has been submitted to and approved in writing, by the Local Planning
Authority, details of the means of ventilation for the extraction and dispersal of
odorous smells/fumes, including details of its method of construction, odour control
measures, noise levels and its appearance and finish. The approved scheme shall
be installed before the use hereby permitted commences and thereafter shall be
permanently maintained in accordance with the specified scheme.
Reason: To safeguard the amenity of nearby premises and the area generally 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 unit or use hereby permitted shall be occupied or the use commenced
until the vehicular access has been constructed in accordance with the approved
plans and shall be retained thereafter.
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.
No unit hereby permitted shall be occupied, or any use permitted shall be
commenced until the refuse store, and area/facilities allocated for storing of
recyclable materials, as shown on the approved plans have been completed in
accordance with the approved plans. Thereafter, all refuse and recyclable materials
associated with the development shall either be stored within this dedicated
store/area, as shown on the approved plans, or internally within the building(s) that
form part of the application site. No refuse or recycling material shall be stored or
placed for collection on the public highway or pavement, except on the day of
collection.
Reason: To safeguard the amenity of the occupiers of adjoining premises, protect
the general environment, and prevent obstruction to pedestrian movement, and to
ensure that there are adequate facilities for the storage and recycling of
recoverable materials in accordance with Policy CS13 of the Milton Keynes Core
Strategy 2013 and Saved Policies D1 and D4 of the Milton Keynes Local Plan
2001-2011
6.
No development, including any works of demolition, shall take place until a
Construction and Demolition Environmental Management Plan (CEMP) has been
submitted to and approved in writing by the Local Planning Authority. The CEMP
shall include site procedures to be adopted during the course of construction
including:
o routes for construction traffic
o Method of prevention of mud being carried onto the highway
o location of site compound
o loading and unloading of plant and materials
o the erection and maintenance of security fencing/hoardings and lighting
o proposed temporary traffic restrictions
o parking of vehicles of site operatives and visitors
The development shall be carried out in full accordance with the approved CEMP.
Reason: To ensure there are adequate mitigation measures in place, in the
interests of highway and pedestrian safety and in order to protect the amenities of
existing and future residents in accordance with Policy CS13 of the Milton Keynes
Core Strategy 2013 and Saved Policies D1 and T10 of the Milton Keynes Local
Plan 2001-2011.
7.
No unit or use hereby permitted shall be occupied or the use commenced
until the means of access for pedestrians and cyclists have been constructed in
accordance with the approved plans. The means of access shall thereafter be
retained for these purposes only.
Reason: In the interests of highway safety in accordance with Policy CS13 of the
Milton Keynes Core Strategy 2013 and Saved Policies D1 and T3 of the Milton
Keynes Local Plan 2001-2011.
8.
No unit or use hereby permitted shall be occupied or the use commenced
until the facilities for loading, unloading, circulation and manoeuvring have been
completed in accordance with the approved plans. Thereafter, these areas shall be
kept free of obstruction and available for these uses.

Reason: To ensure that there are adequate servicing facilities within the site in the
interests of highway safety in accordance with Policy CS13 of the Milton Keynes
Core Strategy 2013 and Saved Policies D1 and T3 of the Milton Keynes Local Plan
2001- 2011.
9.
No development shall commence until a foul water strategy has been
submitted to and approved in writing by the Local Planning Authority. No dwellings
shall be occupied until the works have been carried out in accordance with the foul
water strategy so approved unless otherwise approved in writing by the Local
Planning Authority.
Reason: To prevent environmental and amenity problems arising from flooding.
10.
Prior to the commencement of the development hereby permitted a detailed
management and maintenance plan, Microdrainage calculations and fully labelled
network diagram, setting out a suitable scheme for the implementation, adoption
and maintenance of the surface water drainage infrastructure shown in the
approved drawing(s) shall be submitted to and be agreed in writing by the Local
Planning Authority. The surface water drainage infrastructure shall thereafter be
provided and retained in accordance with the approved management and
maintenance plan.
Reason: To ensure satisfactory and sustainable surface water drainage to prevent
the increased risk of flooding on or off site to comply with policy D1 (ii) of the Local
Plan.
11.
No development shall take place above slab level until a written strategy for
access control has been submitted to and approved by the Local Planning
Authority. The development shall thereafter be carried out in accordance with the
approved details, prior to the first occupation of the development.
Reason: To ensure that the development is constructed in-line with Secured by
Design guidelines
12.
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 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, 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, 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.
13.
The development shall be carried out in accordance with the submitted
Ecological Appraisal recommendations by Aspect Ecology dated June 2018 prior
to the occupation of the development.
Reason: To maintain and enhance local biodiversity and ecology in accordance
with Policy CS19 of the Milton Keynes Core Strategy 2013 and Saved Policy NE3
of the Milton Keynes Local Plan 2001-2011.
14.
Prior to the first occupation of the development, details of the Public Art
scheme to be provided as part of the development shall be submitted to and
approved in writing by the Local Planning Authority. The development shall
thereafter be carried out in full accordance with the approved details.
Reason: To ensure adequate public art benefits from the scheme are retained.
15.
Prior to the initial occupation of the development hereby permitted, details of
the external lighting scheme including feature and security lighting shall be
submitted to and approved in writing by the Local Planning Authority. The
submitted scheme shall take into account the impact on railway and highway
safety. The approved scheme shall be implemented prior to the initial occupation of
the building and retained thereafter.
Reason: To protect the appearance and character of the area and in the interests
of highway safety.

Appendix to 18/01591/FUL
A1.0 RELEVANT PLANNING HISTORY
None
A2.0 ADDITIONAL MATTERS
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)
A3.1
Landscape Services Manager – Trees
No comments received
A3.2

Councils Countryside Officer
No comments received

A3.3

Anglian Water
Section 1 - Assets Affected
Our records show that there are no assets owned by Anglian Water or those
subject to an adoption agreement within the development site boundary.
Section 2 - Wastewater Treatment
The foul drainage from this development is in the catchment of Cotton Valley
Water Recycling Centre which currently does not have capacity to treat the flows
the development site. Anglian Water are obligated to accept the foul flows from
the development with the benefit of planning consent and would therefore take
the necessary steps to ensure that there is sufficient treatment capacity should
the
Planning Authority grant planning permission.
Section 3 - Used Water Network
Development will lead to an unacceptable risk of flooding downstream. A
drainage strategy will need to be prepared in consultation with Anglian Water to
determine mitigation measures. We request a condition requiring the drainage
strategy covering the issue(s) to be agreed.
Section 4 - Surface Water Disposal
The preferred method of surface water disposal would be to a sustainable
drainage system (SuDS) with connection to sewer seen as the last option.
Building Regulations (part H) on Drainage and Waste Disposal for England
includes a surface water drainage hierarchy, with infiltration on site as the
preferred disposal option, followed by discharge to watercourse and then
connection to a sewer.
The surface water strategy/flood risk assessment submitted with the planning
application relevant to Anglian Water is unacceptable. No evidence has been
provided to show that the surface water hierarchy has been followed as
stipulated in Building Regulations Part H. This encompasses the trial pit logs
from the infiltration tests and the investigations in to discharging to a

watercourse. If these methods are deemed to be unfeasible for the site, we
require confirmation of the intended manhole connection point and discharge rate
proposed before a connection to the public surface water sewer is permitted. We
would therefore recommend that the applicant needs to consult with Anglian
Water and the Environment Agency. We request that the agreed strategy is
reflected in the planning approval
Section 5 - Suggested Planning Conditions
Anglian Water would therefore recommend the following planning condition if the
Local Planning Authority is mindful to grant planning approval.
Used Water Sewerage Network (Section 3)
CONDITION No development shall commence until a foul water strategy has
been submitted to and approved in writing by the Local Planning Authority. No
dwellings shall be occupied until the works have been carried out in accordance
with the foul water strategy so approved unless otherwise approved in writing by
the Local Planning Authority. REASON To prevent environmental and amenity
problems arising from flooding.
Surface Water Disposal (Section 4)
CONDITION No drainage works shall commence until a surface water
management strategy has been submitted to and approved in writing by the
Local Planning Authority. No hard-standing areas to be constructed until the
works have been carried out in accordance with the surface water strategy so
approved unless otherwise agreed in writing by the Local Planning Authority.
REASON To prevent environmental and amenity problems arising from flooding
A3.4

CMK Team
No comments received

A3.5

Environmental Health Manager
No comments received

A3.6

Housing Strategy (Affordable Housing)
The Affordable Housing SPD 2013 requires 30% Affordable Housing (25%
Affordable Rent with 5% at broadly Social Rent & 5% Shared Ownership).  Not
aware of any current adopted policy on PRS/Build to Rent schemes but the
Submission PlanMK Density & Policy HN2 Affordable Housing gives guidance for
Affordable Housing provision on Build to Rent schemes if this tenure is accepted
with Discounted Market Rent as the Affordable Housing provision.
Housing’s view is:
 The development should provide 30% Affordable Housing units as per the
Local Plan Policy H4 and the Affordable Housing SPD 2013. http://www.miltonkeynes.gov.uk/planning-andbuilding/planning-policy/adoption-of-the-affordable-

housing-supplementary-planningdocument.
 The Council’s Plan 2016-20 approved at Council 8 June 2016 has the Key
Priority: “Housing - supporting work on a progressive Plan:MK focussed on
affordable housing, economic growth, investment and future prosperity of Milton
Keynes for everyone and more strongly implementing the current 30% affordable
housing requirement for new homes and to review that percentage in line with
current needs;”
 The Tenure Mix should be at least 25% Affordable Rent (at a range of rental
levels up to 80% including 5% at a level broadly equivalent to Social Rent) and
5% Shared Ownership. For this application, the mix breaks down to 82
Affordable Rent and 16 Shared Ownership.
 The developer’s Covering Letter 28 June 2018 refers to the provision of
Affordable Housing as Discounted Market Rent and in line with the latest SPD’s
and Guidance, as agreed with the Council’s Housing & Planning Obligations
teams. 1) The Council’s current adopted policy under the Affordable Housing
SPD 2013 gives no guidance on PRS or Build to Rent - the draft AH SPD 2018
refers to the Submission PlanMK Policy HN2 requirements for Affordable
Housing on Build to Rent schemes. 2) Not sure who in Housing has been
involved with agreement on the number and type on the Affordable Housing
provision but would be interested to see what was agreed.
 I’m not aware of any specific adopted MKC Policy for Build to Rent Affordable
Housing provision - apologies if it exists and I have missed it - but the
Submission PlanMK currently with the Inspector contains guidance on how this
should be provided. However, if the developer cannot meet the affordable
housing provision on site as specified above, then a financial contribution
towards a provision off site may be acceptable, particularly if this allows the
council to acquire suitable family sized accommodation in the local area. It is
most likely that, if an offsite provision were to be accepted, this would
supplement the existing acquisitions programme purchasing family sized
accommodation on the open market in the regeneration areas.
A3.7

Lead Local Flood Authority
Initial Objection – Insufficient information provided to demonstrate meeting the
requirements of the NPPF, the Non-Statutory Technical Standards for
Sustainable Drainage Systems (2015), the drainage requirements of the Milton
Keynes Core Strategy (2013), and the MKC Surface Water Drainage Local
Guidance for Planning Applications.
Following submission of additional details objection was withdrawn subject to a
pre-commencement condition to allow detailed to be completed prior to starting
works. The LLFA are satisfied with the revised impermeable areas, however we
recommend a variety of SuD’s methods as storage tanks on there aren’t very
sustainable, This could include green roofs, rainwater harvesting systems etc.
You will also need to obtain confirmation from Anglian Water that the site has an
agreed point of discharge.
I confirm we no longer object to the proposal, however, construction should not
commence until the following aspects are provided:
 Full explanation of the forms of SuDS to be used on the site including








justification for their use, and what flood mitigation, water quality,
environmental and social benefits they might achieve
Modelling of the proposed SuDS system for the site (Microdrainage),
showing the behaviour of the site for the main rainfall events (Qbar, 30yr,
100 yr, 100 yr+cc)
A fully labelled network diagram showing all dimensions (pipe numbers,
gradients, sizes, locations, manhole details etc.) of every element of the
proposed drainage system (pipes, swales, storage areas, ponds etc.) and
how these relate to submitted calculations.
Full explanation of who will maintain and fund the proposed system over
the lifetime of the development, confirming any adoption arrangements. A
maintenance manual should also be produced to pass to the future
maintainer;
The maintenance manual shall include a schedule of drainage elements
including details of the required maintenance procedure and frequency.

Therefore, I suggest the following condition;
Prior to the commencement of the development hereby permitted a detailed
management and maintenance plan, Microdrainage calculations and fully
labelled network diagram, setting out a suitable scheme for the implementation,
adoption and maintenance of the surface water drainage infrastructure shown in
the approved drawing(s) shall be submitted to and be agreed in writing by the
Local Planning Authority. The surface water drainage infrastructure shall
thereafter be provided and retained in accordance with the approved
management and
maintenance plan
Reason: To ensure satisfactory and sustainable surface water drainage to
prevent the increased risk of flooding on or off site to comply with policy D1 (ii) of
the Local Plan.
A3.8

Highways Development Control

A3.9

MKC Urban Design
No objections

A3.10

Councils Archaeologists
No comments

A3.11

Landscape Architect
My comments focus on public realm landscape or landscape visible from public
realm. The development proposal impacts on the existing trees within the
adopted highway. Existing trees and raised planting quadrants in the public realm
will be removed to create the 2 new accesses and 4 new quadrants are
proposed. Public realm landscape who manages the trees and planting will need
to be consulted on the removals of tree stock and any additional landscaping
which they will maintain.

I am particularly concerned about the impact on existing trees from the
construction stage of the development. The building line will be in very close
proximity to the tree canopies and it has been past experience with other CMK
sites that this has necessitated the removal of the trees and their replacement
planting post approval. It is essential that the tree officers are consulted on the
feasibility of the proposals so close to existing trees. Any lopping or removal will
need their consent.
I recommend that planning obligations are used to secure off-site (outside of the
red-line) replacement tree planting for trees removed. The tree officer would be
best placed to confirm if this is necessary. In addition planning obligations should
secure some public realm improvements immediately adjacent to the site in
particular replacement of the current missing trees along the pavement to
Avebury Boulevard and Secklow Gate.
I do not support the proposal for Birch trees planted through gravel between this
new development and the Old Barn. There is an opportunity here to include a
range of planting which will provide seasonal interest for amenity and wildlife
benefits.
Policy NE3 applies I suggest that specialist advice from the countryside officer is
sought and that biodiversity enhancements are included in the detailed planting
scheme to be agreed through a landscape scheme condition.
A3.12

HSE Consultations (internal To MKC)
No comments received

A3.13

Parish - Central Milton Keynes
Mindful of the overall merits of the proposal, CMK Town Council objects to the
application on the material planning grounds cited below. If, notwithstanding our
objections, Officers are minded to approve the application we request that it is
referred to DCC or DCP for determination.
Meanwhile, if the Case Officer wishes to discuss the reasons for our objections,
and any potential amendments to the application and/or conditions that might be
imposed, please contact the TC before the application is determined.
Pursuant to the submission dated 29 July 2018 with regard to the above
application, further engagement with the developers has enabled the Town
Council to review its submission, and we would request that the following be
considered in substitution for that dated 29 July 2018.
Refuse and Servicing Arrangements
The Town Council is content with the arrangements as outlined, subject to the
agreement of a Planning Condition as follows:‘No bin collection or delivery servicing for commercial and residential units should
take place on South 10th Street.’

Public Realm and Landscaping
The Town Council is content, having received assurances that granite kerbs will
be recycled and matching classic styled replacements sourced as necessary.
Weather Protection The Town Council has been advised that the planters
referred to in the submission will be removed. It notes, however, that the revised
plans in this regard indicate the presence of cycle racks. The Town Council is
content with this arrangement, subject to assurances that there will be sufficient
space to accommodate these off street.
Parking
The Town Council maintains its objection, as it remains concerned that this
scheme proposes on-plot parking at far below that required by Council parking
standards. Milton Keynes Council must ensure that the proposals on parking
being put forward by developers for on-plot parking on build to rent housing
schemes are commensurate with expected demand. The Town Council
considers that it is not acceptable that part of the expected demand is
disproportionally reliant on any spare capacity that happens to exist on the public
highway at any point in time. Hence the Town Council would expect that
independent verification work is undertaken by the Council as local highway
authority to establish whether or not this is the case and that other users of this
public parking resource are not disproportionally disadvantaged as a
consequence and DCC advised accordingly.
Additionally, Central Milton Keynes Alliance Plan Policy T4c which states ‘Where
site constraints make it difficult to deliver 100% parking on-plot, a commuted sum
representing the current cost of the equivalent number of parking spaces in a
multi-storey car park may be agreed by Milton Keynes Council’ also needs to be
addressed by DCC.
Summary Subject to the assurances above, the Town Council withdraws its
objection to the application on all grounds WITH THE EXCEPTION OF
PARKING, where the OBJECTION is maintained for the reasons as stated.
A3.14

Ward - Central Milton Keynes - Cllr Priestley
No comments received

A3.15

Ward - Central Milton Keynes - Cllr Williams (Member of Development Control
Committee)
No comments received

A3.16

Ward - Central Milton Keynes - Cllr Wallis
No comments received

A3.17

Crime Prevention Design Officer
Taking into consideration the likely impact on police resources this development

may have and more importantly the safety and security of future occupants I
unable to support it at this stage.
The issues highlighted in the response have been addressed through additional
detail and amended plans subject to a compliance statement in relation to
providing access control for the development. I have attached this below as you
may find it of use.
‘No development shall take place above slab level until a written strategy for
access control has been submitted to and approved by the Local Planning
Authority. The development shall thereafter be carried out in accordance with the
approved details, prior to the first occupation of the development.’
A3.17

Neighbour comments
Objections were received from 2 neighbours based on:





Loss of privacy
Overshadowing
Highway safety
Parking

