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Outline application including access for the development of the site for employment 

uses, comprising of warehousing and distribution (Use Class B8) floorspace (including 

mezzanine floors) with ancillary B1a office space, general industrial (Use Class B2) 

floorspace (including mezzanine floors) with ancillary B1a office space, a small 

standalone office (Use Class B1) and small café (Use Class A3) to serve the 

development; car and HGV parking areas, with earthworks, drainage and attenuation 

features and other associated infrastructure, a new primary access off Brickhill Street, 

alterations to Brickhill Street and provision of Grid Road reserve to Brickhill Street with 

appearance, landscaping, layout and scale to be determined as reserved matters  
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1. The Site and Development Description  

 

1.1 The application site is a plot of land approximately 57 hectares in area and 

forms the whole of the South Caldecotte site, (referred to from hereon in as ‘the 

Site’) as allocated within Policy SD14 of Plan:MK ‘Strategic Employment 

Allocation, Land South Of Milton Keynes, South Caldecotte’ (the site allocation 

policy) for a minimum of 195,000 sq m of mixed Class B2 and B8 employment 

floorspace. 

 

1.2 The Site is located to the south of Milton Keynes, with Bow Brickhill train station 

immediately to the north of the site and located off V10 Brickhill Street with the 

A5 road in proximity. 

 

1.3 A draft Development Framework has been developed and consultation in 

relation to this has been undertaken. However, adoption of the Framework was 

put on hold in July 2019 pending further information on the Oxford-Cambridge 

Expressway route and completion of a transport study by the Local Planning 

Authority of Milton Keynes Council (the LPA). The site allocation policy requires 

a Development Framework to be prepared prior to planning applications being 

approved.  

 

1.4 The Site is near the village of Bow Brickhill. The majority of residential 

dwellinghouses are several hundred metres from the Site, but there are a small 

number of houses at the roundabout of Station Road and Brickhill Street, very 

close to the Site. 

 

1.5 The Site is adjacent to the A5 road and Brickhill Street, while Bow Brickhill 

railway station is a short distance from the site to the north, where there is 

currently a level crossing for road traffic. The Site sits in a very important 

strategic location. It includes a relationship to the East West Rail project, 

connecting Oxford to Cambridge, which will use the railway line immediately to 

the north of the site. This has potential implications in terms of future increased 
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intensity of use on the line and the potential need for a bridge for road traffic to 

replace the level crossing.  

 

1.6 The Site is also located within the preferred corridor for the Oxford-Cambridge 

Expressway. 

 

1.7 There is a public right of way that runs through the northern part of the Site and 

there are also Redway connections in proximity to the Site. 

 

1.8 There are a number of nearby major schemes, either sites allocated in Plan:MK 

or with planning permission. This includes South East MK which is allocated by 

Plan:MK policy SD11 for 3,000 homes and Eaton Leys which has outline 

planning permission for up to 600 homes and reserved matters permission for 

450 homes. 

 

1.9 The Site currently comprises arable farmland and pastures with the northern 

half of the site in arable cultivation with two fields separated by a hedgerow and 

the southern half in use for pasture. The contains significant biodiversity assets, 

including Priority Habitats and Wildlife Corridors and lies adjacent to an area 

identified as an Area of Attractive Landscape.  It does not contain any Areas of 

Natural Beauty (AONB).   

 

1.10 The Scheduled Monument of the Roman Town of Magiovinium and Roman Fort 

(National Heritage List no. 1006943) is located directly across the A5 to the 

south west. Significant heritage assets of archaeological interest1 have been 

discovered on the Site, which are addressed in paragraphs 6.18 to 6.26 below.    

 

1.11 The Site is located within Flood Zone 1 on the Environment Agency Flood Map 

which represents a low risk of fluvial flooding, although there are other flood risk 

 
1 Archaeological interest: There will be archaeological interest in a heritage asset if it holds, or potentially holds, 

evidence of past human activity worthy of expert investigation 

at some point. NPPF Glossary p.65 
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considerations including watercourses within the application site. There is an 

Anglian Water pipe running underneath the northern part of the site.  

 

1.12 The application was screened for EIA development prior to submission of the 

application under reference 18/01760/EIASCR on 11th September 2018. It was 

found that at that time an Environmental Statement was not required. 

 

1.13  On the submission of the current application (referred to from hereon in as the 

Proposal), it was re-screened due to changes in circumstances since the 

original screening, including the increase of the floor space proposed from 

196,000 sq m to 241,000 sq m ( an increase of 45,000 sq m or 23%) and further 

information being made available regarding the significance of the heritage 

assets of archaeological interest on the Site. The LPA issued a Screening 

Opinion on 30th July 2019 that found that the Proposal for 241,000 sq m of 

development was EIA development and an Environmental Statement was 

required for the Proposal. The Appellant referred this decision to the Secretary 

of State who found that the Proposal represents EIA development in respect of 

archaeology and cumulative impacts.  

 

1.14 Subsequent to this the Appellant submitted an Environmental Statement as is 

required under Town and Country Planning (Environmental Impact 

Assessment) Regulations 2017. A full re-consultation with relevant internal and 

external consultees was undertaken. The submission of the Environmental 

Statement created a new statutory expiry date of 3rd March, based on a 16-

week period from submission of the Environmental Statement. This complies 

with the government guidance on Environmental Impact Assessment, found in 

the flowchart at paragraph 046 Reference ID:4-046-20170728. The relevant 

PPG states that the local planning authority must take into account the 

information in the Environmental Statement, the response to the consultation 

and any other relevant information. 

 

1.15 The LPA are aware that on 5th June 2020, PINS requested further information 

from the Appellant on their Environmental Statement. The LPA reserves the 
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right to comment on such further information within its evidence as may be 

appropriate.  

 

1.16 There are links within this Statement of Case to the Historic England website 

contained within footnotes 3 and 4 in paragraphs 6.18 and 6.19. These were 

correct as 4th June 2020 and refer to Historic England list entry numbers, which 

are unlikely to be subject to change.  

 

1.17 Development Description 

1.18 The Proposal was for the development of an allocated employment site, 

comprising the following: 

Use Type Floor Space 

B8 Use Class warehousing and distribution 

with ancillary B1a office space  

192,159 sq m  

B2 Use Class general industrial  48,040 sq m  

B1 office 999 sq m  

A3 Use Class Café  350 sq m  

Total 241,548 

 

1.19 The Proposal would also include car and HGV parking areas with earthworks, 

drainage and attenuation features and other associated infrastructure, a new 

primary access off Brickhill Street, alterations to Brickhill Street and provision 

of Grid Road reserve to a section of Brickhill Street.  

 

1.20 An indicative layout and other details were submitted with the planning 

application. However, as an outline planning application, issues of appearance, 

layout, scale and landscaping would not be determined as part of this 

application.  
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2 Planning History 

2.1 The second screening opinion as described in paragraphs 1.12-1.14 above was 

undertaken as part of the subject planning application. Relevant planning 

history at the Site is limited to first EIA screening opinion below:  

 

2.2 18/01760/EIASCR  

Environmental Statement not required  

11th September 2018 

 

3 The Local Planning Authority’s Decision   

 

3.1 The Proposal, which is the subject of the appeal, was submitted as an outline 

planning application and registered by the LPA under reference 19/01818/OUT 

with the following description:   

Outline Application Including Access For The Development Of The Site For 

Employment Uses, Comprising Of Warehousing And Distribution (Use Class 

B8) Floorspace (Including Mezzanine Floors) With Ancillary B1a Office Space, 

General Industrial (Use Class B2) Floorspace (Including Mezzanine Floors) 

With Ancillary B1a Office Space, A Small Standalone Office (Use Class B1) 

And Small Café (Use Class A3) To Serve The Development; Car And HGV 

Parking Areas, With Earthworks, Drainage And Attenuation Features And Other 

Associated Infrastructure, A New Primary Access Off Brickhill Street, 

Alterations To Brickhill Street And Provision Of Grid Road Reserve To Brickhill 

Street With Appearance, Landscaping, Layout And Scale To Be Determined As 

Reserved Matters.  

 

3.2 The application was recommended for refusal by planning officers, it was 

considered by the Development Control Committee (DCC) of the LPA on 6th 

February 2020 and the decision to refuse planning permission was issued on 

26th February 2020.  
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3.3 The reasons for refusal related respectively to Archaeology, Ecology and 

Highways/Infrastructure and are as follows:  

 

3.4 These will be referred to as Archaeology RfR, Ecology RfR and 

Highways/Infrastructure RfR within the body of this Statement.  

 

1. The proposal, by reason of the total loss of non-designated heritage assets 

of archaeological interest, failure to ensure that consideration is given to the 

historic environment in informing the site layout and the quantum of 

development and failure to demonstrate that the benefits of the development 

clearly outweigh the harm, taking into account the assets significance and 

importance, would be unacceptable, contrary to NPPF policy 197 and 

Plan:MK policies HE1 (F), SD1 (A19) and SD14 (C9). 

 

2. The proposal, by reason of the loss of a significant extent of Priority Habitats 

and other ecological assets, and a failure to demonstrate an acceptable 

mitigation of biodiversity impacts on site, would result in an unacceptable 

impact on biodiversity assets within the application site, contrary to NPPF 

policies 170 (d), 174 (b) and 175 and Plan: MK policies, NE2 and NE3 and 

Planning Practice Guidance/ Natural Environment Guidance Paragraph: 

024. 

 

3. The proposal, by reason of failure to demonstrate provision of necessary 

infrastructure to mitigate the impact of the development, in particular in 

relation to transport, would have a harmful impact on the transport network, 

in terms of road, cycle and public transport provision, and would therefore 

fail to mitigate the impact of development, contrary to Plan: MK policies 

INF1, CT1 CT2, CT3, CT5 and SD14 (C.3) of Plan: MK. 
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4 National Planning Policy and Guidance 

 

4.1 National Planning Policy Framework (February 2019) 

 

4.2 The following sections of the NPPF were pertinent to the determination of the 

planning application:  

 

Section 2. Achieving sustainable development 

Section 3. Plan Making  

Section 4. Decision-making 

Section 6. Building a strong, competitive economy 

Section 8.  Promoting healthy and safe communities 

Section 9.  Promoting sustainable transport 

Section 11.  Making effective use of land 

Section 12.  Achieving well-designed places 

Section 15.  Conserving and enhancing the natural environment 

Section 16. Conserving and enhancing the historic environment 

In addition, the Planning Practice Guidance is also a material consideration 

 

4.3 National Planning Practice Guidance (2019) was issued at the same time as 

the current NPPF and while not development plan policy, is a material planning 

consideration. Relevant paragraphs include: 

Planning Practice Guidance: Natural Environment paragraphs 19, 20, 24, 25, 

updated 21 July 2019; and  

Planning Practice Guidance: Historic Environment, paragraphs 002, 008, 39, 

40 & 41.  

Of particular relevance is Paragraph: 024 Reference ID: 8-024-20190721, 

which is as follows:  

Biodiversity net gain complements and works with the biodiversity mitigation 

hierarchy set out in NPPF paragraph 175a. It does not override the protection 

for designated sites, protected or priority species and irreplaceable or priority 

habitats set out in the NPPF. Local planning authorities need to ensure that 
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habitat improvement will be a genuine additional benefit, and go further than 

measures already required to implement a compensation strategy. 

4.4 NPPF policy 197 states that the effect of an application on the significance of a 

non-designated heritage asset should be taken into account in determining the 

application. In weighing applications that directly or indirectly affect non-

designated heritage assets, a balanced judgement will be required having 

regard to the scale of any harm or loss and the significance of the heritage 

asset. 

4.5 NPPF policy 170 (d) states inter alia, that planning decisions should contribute 

to and enhance the natural and local environment by: minimising impacts on 

and providing net gains for biodiversity, including by establishing coherent 

ecological networks that are more resilient to current and future pressures. 

4.6 NPPF policy 174 (b) states that to protect and enhance biodiversity and 

geodiversity, plans should promote the conservation, restoration and 

enhancement of priority habitats, ecological networks and the protection and 

recovery of priority species; and identify and pursue opportunities for securing 

measurable net gains for biodiversity. 

4.7 NPPF policy 175 part a) states: ‘When determining planning applications, local 

planning authorities should apply the following principles: a) if significant harm 

to biodiversity resulting from a development cannot be avoided (through 

locating on an alternative site with less harmful impacts), adequately mitigated, 

or, as a last resort, compensated for, then planning permission should be 

refused” 
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5 The Development Plan 

 

5.1 Neighbourhood Plan 

The Site does not currently have a made neighbourhood plan, but it is part of 

the designated neighbourhood area of Bow Brickhill, with a Neighbourhood 

Plan currently under consideration. 

 

5.2 Plan: MK (March 2019) 

The application was determined in accordance with Plan: MK which had been 

adopted at that time. The following policies were relevant to the determination 

of the application:  

Policy SD1 Place-Making Principles for Development 

Policy SD9 General Principles for Strategic Urban Extensions 

Policy SD10 Delivery of Strategic Urban Extensions 

Policy SD11 South East Milton Keynes Strategic Urban Extension 

Policy SD12 Milton Keynes East Strategic Urban Extension 

Policy SD14 Strategic Employment Allocation, Land South of Milton Keynes, 

South Caldecotte 

Policy DS3 Employment Development Strategy 

Policy ER1 Employment Sites Within the Borough of Milton Keynes 

Policy CT1 Sustainable Transport Network 

Policy CT2 Movement and Access 

Policy CT3 Walking and Cycling 

Policy CT4 Policy Ct4 Crossover on Redways 

Policy CT5 Public Transport 

Policy CT7 Freight 

Policy CT8 Grid Road Network 

Policy CT9 Digital Communications 

Policy CT10 Parking Provision 

Policy FR1 Managing Flood Risk 

Policy FR2 Sustainable Drainage Systems (SUDS) and Integrated Flood Risk 

Assessment 

Policy NE1 Protection of Sites 

Policy NE2 Protected Species and Priority Species and Habitats 
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Policy NE3 Biodiversity and Geological Enhancement 

Policy NE4 Green Infrastructure 

Policy NE5 Conserving and Enhancing Landscape Character 

Policy NE6 Environmental Pollution 

Policy HE1 Heritage and Development 

Policy CC1 Public Art 

Policy D1 Designing a High-Quality Place 

Policy D2 Creating a Positive Character 

Policy D3 Design of Buildings 

Policy D5 Amenity and Street Scene 

Policy SC1 Sustainable Construction 

Policy INF1 Delivering Infrastructure 

 

5.3 The site allocation policy for the Site is Plan: MK policy SD14 ‘Strategic 

Employment Allocation, Land South of Milton Keynes, South Caldecotte’, 

referred to from hereon in as the site allocation policy. 

 

5.4 Paragraph C3 of policy SD14 states: ‘The development will be subject to a 

Transport Assessment, which will investigate the development’s impact on the 

local highway network, including the A5/Watling Street roundabout. The 

development will contribute to any necessary improvements, as agreed by the 

relevant highway authorities and Highways England. The Transport 

Assessment will also set out the basis for effective public connections to and 

from the site to be implemented prior to completion of the development.’ 

 

5.5 Paragraph C9 of policy SD14 states: ‘A desktop Archaeological Assessment 

should be undertaken to understand the likely presence of archaeological 

remains within the site. The recommendations of the Assessment will be 

implemented prior to each phase of development commencing. It may be 

necessary to undertake a field investigation to understand the archaeological 

potential and significance of this site and to inform the layout of development. 

 

5.6 Policy SD1 ‘Place-Making Principles for Developments’ (A19) 19. Development 

should result in a net gain in biodiversity through use of strategic, connected 
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green infrastructure, in line with policies NE1-6 and ensure consideration is 

given to the historic environment in accordance with HE1. 

 

5.7 Plan:MK policy HE1 ‘Heritage and Development’ paragraph (F) states:  

‘Proposals that result in harm to the significance of non-designated heritage 

assets will be resisted unless the need for, and benefits of the development 

clearly outweigh the harm, taking into account the asset's significance and 

importance, and only once all feasible solutions to avoid and mitigate that harm 

have been fully implemented.’ 

 

5.8 Plan:MK policy NE2 ‘Protected Species and Priority Species and Habitats’ 

paragraph B states: ‘Where the site contains priority species or habitats, 

development should wherever possible promote their preservation, restoration, 

expansion and/or re-creation in line with Policy NE3.’ 

 

5.9 Plan:MK policy NE3 ‘Biodiversity and Geological Enhancement’ is as follows:  

A. Development proposals will be required to maintain and protect biodiversity 

and geological resources, and wherever possible result in a measurable net 

gain in biodiversity, enhance the structure and function of ecological networks 

and the ecological status of water bodies in accordance with the vision and 

principles set out by the Buckinghamshire and Milton Keynes NEP. 

B. If significant harm to biodiversity resulting from a development cannot be 

avoided, adequately mitigated or, as a last resort, compensated for then 

planning permission should be refused. 

C. Development proposals of 5 or more dwellings or non-residential floorspace 

in excess of 1,000 sq. m will be required to use the Defra metric or locally 

approved Biodiversity Impact Assessment Metric to demonstrate any loss or 

gain of biodiversity. 

D. Mitigation, compensation and enhancement measures must be secured and 

be maintained for the lifetime of the development. Enhancement and 

compensatory measures should seek opportunities for habitat protection, 

restoration and creation to meet the objectives of the UK and Bucks & Milton 

Keynes Biodiversity Action Plan and aims of the Biodiversity Opportunity Areas. 
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These measures should also create and enhance habitats to help wildlife adapt 

to the impact of climate change. 

 

5.10 Plan:MK policy CT1 ‘Sustainable Transport Network’   states inter alia, 

development should: Promote transport choice, through improvements to 

public transport services and supporting   infrastructure, and providing coherent 

and direct cycling and walking networks to provide a genuine alternative to the 

car. 

 

 

5.11 Policy CT2 ‘Movement and Access’ Part A 2 states that development should: 

 

 ‘Mitigate impacts on the local or strategic highway networks, arising from the 

development itself or the cumulative effects of development, through the 

provision of, or contributions towards necessary and relevant transport 

improvements including those secured by legal agreement’; 

 

Part B states that: 

 

 ‘Development proposals that generate significant amounts of movement or 

impact on level crossings must be supported by a Transport Statement or 

Transport Assessment and will normally be required to provide a Travel Plan, 

with mitigation implemented as required. Development proposals which 

generate a significant number of heavy goods vehicle movements will be 

required to demonstrate, by way of a Routing Management Plan, that no severe 

impacts are caused to the efficient and safe operation of the road network and 

no material harm is caused to the living conditions of residents or the natural 

environment.’ 

 

5.12 Policy CT3 ‘Walking and Cycling’ part A.1 states that: 

 

 ‘The layout of the external environment, including links to adjoining areas 

should provide attractive, convenient, direct, safe, secure and easy-to follow 

pedestrian and cycle routes that are well connected to the existing network. 
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Primary cycling routes such as those to Central Milton Keynes and public 

transport hubs should be as direct and uninterrupted as possible, e.g. along 

grid road corridors;  

 

Part A.8. states that: 

 

‘The Council's priorities for improving access and conditions for pedestrians 

and cyclists are: 

 

i. Routes from nearby settlements to Milton Keynes City. 

ii. The Redway Super Route Network. 

iii. Routes to and within Central Milton Keynes and Town Centres. 

iv. The National Cycle Network.’ 

 

5.13 Policy CT5 states inter alia that:  

 

‘specific consideration must be given to the provision of public transport 

services in planning new development.’ 

 

5.14 Plan:MK Policy INF1 ‘Delivering Infrastructure’ states inter alia that new 

development that generates a demand for infrastructure, facilities and 

resources will only be permitted if the necessary on and off-site infrastructure 

required to support and mitigate the impact of that development is either already 

in place or there is a reliable mechanism in place to deliver this. Bus and cycle 

provision are cited as examples in the policy of the type of infrastructure.  

 

5.15 Supplementary Planning Documents/Guidance 

Draft South Caldecotte Development Framework (not adopted) 

The comprehensive Development Framework has been subject to public consultation 

on two occasions.  The second round of consultation took place during May-July 2019. 

A total of 72 responses were received to the consultation. Consideration of the 

comments received on the revised draft SPD has been put on hold, pending the 
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completion of a highways study being undertaken by the Council looking at the 

safeguarding of land for a potential bridge in place of the Bow Brickhill level crossing 

Parking Standards SPD (January 2016) 

Sustainable Construction Guide SPD (April 2007) 

Milton Keynes Drainage Strategy - Development and Flood Risk SPG (May 2004) 
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6 The Local Planning Authority’s Case  

 

Introduction  

6.1 The Appellant’s Statement of Case (para 5.1) contests the LPA’s reasons for 

refusal of the Proposal and states that planning permission should have been 

granted. The Appellant’s Statement of Case goes on in para 5.7 to state that 

the Proposal has no conflicts with the site allocation policy that warrant refusal 

of planning permission.  

6.2 The LPA maintains its opposition to the Proposal in accordance with the 

reasons for refusal. The LPA will highlight the differences between its own case 

and the arguments supplied by the Appellant’s in the Statement of Case, in 

accordance with the relevant guidance.   

6.3 The policy under which the Site is allocated for development, policy SD14 within 

Plan:MK, forms part of the development plan, along with other local and 

national policy considerations. Section 38(6) of the Planning and Compulsory 

Purchase Act 2004 requires that “where in making any determination under the 

Planning Acts, regard is to be had to the development plan, the determination 

shall be made in accordance with the plan unless material consideration 

indicates otherwise.” 

 

6.4 The LPA in determining the planning application has had appropriate regard 

and attached appropriate weight to the site allocation policy, other development 

plan policies and other material considerations, including the economic and 

other benefits of the Proposal, in accordance  with 38(6) of the Planning and 

Compulsory Purchase Act 2004 (quoted in para 6.3 above). Moreover, 

consultee responses provided to inform planning officers were weighed 

properly against planning policy, including the site allocation policy, as part of 

the assessment in reaching the recommendation for refusal and by Members 

of the Development Control Committee, in accepting the recommendation and 

refusing the planning application.  Based on this approach this specific proposal 

is considered unacceptable and therefore warrants refusal of planning 

permission.  
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Development Plan/Site Allocation Policy 

6.5 The site allocation policy (Plan:MK SD14) was made in accordance with the 

evidence base available at the time in relation to material planning 

considerations.   

 

6.6 The Appellant’s Statement of Case in para 5.6 states that the site allocation 

policy does not identify that any part of the allocated land should be kept free 

from development. However, paragraph C4 of the policy requires a green open 

space link to be created on the site; paragraph C5 requires Public Right of Way 

on site to be retained and integrated into the development; paragraph C8 

requires existing vegetation to site boundaries to be maintained/enhanced. 

Therefore, it is apparent that the principle of keeping specific areas of the Site 

free from development, in order mitigate potentially harmful impacts of the 

development is explicitly stated within the site allocation policy. 

 

6.7 In relation to archaeology, the site allocation policy specifically states in 

paragraph C9:  

 

“It may be necessary to undertake a field investigation to understand the 

archaeological potential and significance of this site and to inform the layout of 

development.”   

 

6.8 This is a clear acknowledgement that an appropriate layout may be informed 

by further archaeological investigation and findings. The understanding of the 

significance of the heritage assets of archaeological interest was based on 

analysis of the applicants Archaeological Assessment and other documents 

submitted with the planning application2. This information was not available to 

the LPA in its full form prior to submission of the planning application. The value 

of the heritage assets of archaeological interest and the level of harm that would 

 
2 Burke J 2018 Archaeological trial trench evaluation on land at South Caldecotte Milton Keynes Buckinghamshire 

October 2018 (EMK 1365; AYBCM:2018.106); Crowther M E 2015 Archaeological Desk Based Assessment of land 

at Bow Brickhill, Milton Keynes, Oct 2015, MOLA Rep15/151; Walford J, Meadow A, 2018 Archaeological 

Geophysical Survey on Land Alongside V10 Brickhill Street, Caldecotte, Milton Keynes Dec 2017-March 2018, 

MOLA Rep 18/51 
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result from the proposed development, will be discussed in greater depth in the 

archaeology section from paragraph 6.19 below.  

 

6.9 The Proposal would result in unacceptable harm to the site allocation policy 

itself. Specifically, it would be contrary to both paragraph C9 of the site 

allocation policy in relation to heritage assets of archaeological interest on the 

Site and paragraph C3 in relation to impact on the highways network. This harm 

to the site allocation policy was a major consideration in Archaeology RfR and 

the Highways/Infrastructure RfR respectively. It is also contrary to the 

Appellant’s assertion that Proposal has no conflicts with the site allocation 

policy that warrant refusal of planning permission (para 5.7 of the Appellant’s 

Statement of Case).     

 

6.10 In addition, there are other areas in which the Proposal is contrary to the site 

allocation policy itself. Specifically, there is a requirement in paragraph C2 of 

the site allocation policy to upgrade Brickhill Street to grid road standard, where 

the Proposal would only provide an upgrade to one section of the road. In 

addition, Paragraph B of the site allocation policy requires a comprehensive 

development framework for the site to be prepared prior to planning 

applications being approved. While the failure to comply with these elements of 

the site allocation policy would result in policy harm, it would not result in an 

unacceptably harmful impact. Reasons for refusal have only been applied 

where there is unacceptable harm that outweighs the benefits of the Proposal 

and would not be mitigated through conditions or other appropriate means.  

 

Economic Benefits  

6.11 The fact that the Site is an employment allocation within Plan:MK and is capable 

of being delivered within the early stage of Plan:MK is supported by the LPA. It 

is acknowledged that the benefits of the development of the Site, in economic 

and employment terms, were part of the reason for the site allocation policy 

(Plan:MK SD14) being made.  
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6.12 The Proposal would exceed the minimum policy requirement for 195,000 sq m 

of floorspace by 46,000 sq m/ 4.6 hectares. This equates to an additional 24% 

in excess of the stated minimum in the policy.  

 

6.13 As part of the planning application assessment the LPA Economic 

Development Team were consulted. The economic benefits of the Proposal 

were considered and assessed in section h) ‘Economic Development’ (starting 

para 7.108) in the officers Committee report.  This emphasised both the policy 

basis in favour of the Proposal for encouraging economic growth in the area 

and the importance for meeting additional employment land need in the short 

term. Also, the benefits the Proposal would provide which would provide were 

taken into consideration, including over 2,000 new jobs associated with the 

completed development (estimated).  

 

6.14 The LPA acknowledges the economic benefits of the site allocation and the 

Proposal. The LPA also acknowledges that a revised layout, informed by the 

ecological and archaeological assets on the site, would most likely result in a 

reduction of the 241,000 sq m of development floorspace now proposed. 

However, at the planning application stage, there was no significant attempt to 

demonstrate that the site would be unable to provide a minimum of 195,000 sq 

m were the layout to be informed by the significant assets on the site. 

 

6.15 The Appellant’s Statement of Case (para 5.37) states that it will be 

demonstrated that that keeping the areas disputed with the Council free of 

development will materially prejudice the ability to deliver the minimum 

floorspace stated in the site allocation policy of 195,000 sq m. The extent of the 

impact on delivery of floorspace is not elaborated within the Appellant’s 

Statement of Case. 

 

6.16 If a proposal was submitted less than 195,000 sq m, then the degree of policy 

harm caused by the under delivery would need to be assessed against other 

material planning considerations.  
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6.17 Having discussed the policy context and acknowledged the economic benefits 

of the Proposal (para 6.5 to 6.16 above), it is also an important consideration 

that the site allocation policy forms part of the local plan document Plan:MK and 

should be understood in the context of local and national policies related to 

archaeology, ecology and highways/infrastructure:  

 

Archaeology  

6.18 The heritage assets of archaeological interest on the Site are the remains of a 

Roman street (c.250m in length) and adjacent areas of settlement, craft and 

industry associated with, or forming part of, the Roman town of Magiovinium 

located in the southern part of the site – referred to by the applicant as ‘Unwins 

Land’ (Area 2 shaded orange on Fig. 1 in Appendix 9). The Scheduled 

Monument of the Roman Town of Magiovinium and Roman Fort (National 

Heritage List no. 10069433) is located directly across the A5 to the south west. 

 

6.19 The buried archaeology in Area 2 (as shown in Appendix 9) survives particularly 

well as it is overlain by a substantial area of well-defined ridge and furrow 

earthworks representing part of the former medieval open fields of Bow Brickhill 

parish. This indicates that, unlike the majority of the nearby Scheduled 

Monument, this area of the Roman town has not been subject to potentially 

damaging modern ploughing which has resulted in the Scheduled Monument 

being listed on the Historic England, Heritage at Risk Register4. 

 

6.20 It should be noted that there are other heritage assets of archaeological interest 

within the site, which the LPA has accepted the loss of, subject to the Appellants 

proposed mitigation strategy of recording (earthwork survey, excavation and 

publication) and these have not been included within the reason for refusal. 

 

6.21 The LPA,  in the update to Committee Report dated 26th February 2020 (which 

was additional to the main Committee report) describes the heritage assets of 

 
3 National Heritage List entry:  https://historicengland.org.uk/listing/the-list/list-entry/1006943 
4 https://historicengland.org.uk/advice/heritage-at-risk/search-register/list-entry/30999 
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archaeological interest in Area 2 as being at the higher end of regional 

significance and of possible national significance that may be of equivalent 

significance to the Scheduled Monument. The Appellant’s Statement of Case 

(para 5.23) contends that the sub-surface remains are likely to be of no more 

than local importance and therefore would not amount to an impediment to the 

delivery of the site. The LPA maintains their view as to the heritage assets of 

archaeological interest in Area 2 and also maintains that even were they found 

to be of regional, rather than national significance, the Proposal would still result 

in an unacceptable scale of harm due to the total loss of these assets.   

 

6.22 This position was informed by the LPA Archaeologist consultation response 

dated 21st January 2020 and the Historic England consultation response dated 

9th January 2020.  Significant justification was provided by the LPA to highlight 

the reasons that the heritage assets of archaeological interest in Area 2 are of 

sufficiently high value to be an important consideration.  

 

6.23 The LPA Archaeologist and Historic England both objected to the Proposal on 

the basis that that insufficient justification was given for the loss of the 

archaeological assets and the lack of consideration given to the conservation 

of the most significant remains within part of a revised layout, contrary to policy. 

This was addressed in the officers Committee Report, paragraphs 7.71-7.77 

 

6.24 The approach taken by the LPA in refusing planning permission complies with 

local Plan:MK policy and the NPPF. This requires that the assessment of the 

benefits outweighing the harm should only be made once ‘all feasible solutions 

to avoid and mitigate that harm have been fully implemented’ (Plan:MK policy 

HE1).  The LPA approach is also in line with the specific site allocation policy 

SD14 of Plan:MK, C9 which states that:  

 

‘A desktop Archaeological Assessment should be undertaken to understand the 

likely presence of archaeological remains within the site. The recommendations 

of the Assessment will be implemented prior to each phase of development 

commencing.  It may be necessary to undertake a field investigation to 
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understand the archaeological potential and significance of this site and to 

inform the layout of development.’ 

 

6.25 In this case, a field investigation has been undertaken, significant heritage 

assets of archaeological interest have been found, comprising the remains of a 

Roman street and adjacent areas of urban settlement, craft and industry 

associated with, or forming part of, Magiovinium located in the southern part of 

the Site (as described in greater detail in paragraphs 6.18 and 6.19 above). The 

area in question (Area 2) covers roughly 3.5ha or 35,000 sq m (calculated by 

MKC Archaeologist using GIS software) equivalent to roughly 6% of the 

allocated site area. The Proposal would, based on the indicative layout result 

in the total loss of the remains of a Roman street and adjacent settlement areas 

(as described in detail in paragraph 6.18 and 6.19 above). The Proposal would 

deliver approximately 46,000 sq. m in excess of the policy requirement 

minimum.  

 

6.26 However, these findings were not used to provide a layout informed by the 

archaeological findings that could avoid or at least reduce the level of harm.  It 

should be noted that the NPPF does not recognise ‘offsetting’ in relation to loss 

of heritage assets, but instead notes (NPPF 199) that: The ability to record 

evidence of our past should not be a factor in deciding whether such loss should 

be permitted. This is also supported by Plan:MK policy HE1 (j). 

 

Ecology  

 

6.27 Plan:MK supporting text paragraph 12.13 states that the locally identified 

Priority Habitats and Species are listed as a priority for protection in the Forward 

to 2020: Buckinghamshire and Milton Keynes Biodiversity Action Plan, which 

was approved by the Natural Environment Partnership (NEP) Board in January 

2015. These habitats and species are included in the Biodiversity Action Plan, 

either because they are nationally or locally rare, or in decline or are 

characteristic of the area. 
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6.28 The Aspect Ecological Appraisal submitted with the planning application 

indicated that the Priority Habitat on the application site would comprise a 

lowland meadow located within the south-western part of the site, also a 

species rich hedge and several trees.  The LPA agrees with the Appellant 

(paragraph 5.25 of the Appellant’s Statement of Case), that the proposal would 

result in the loss of land designated as Priority Habitat.   

 

6.29 As per paragraph 4.5.8 of the Aspect Ecological Appraisal submitted with the 

planning application, the two fields containing lowland meadow are located 

within the development footprint, and due to the extent and nature of the 

proposed development it would not be practicable to retain them. The Proposal 

would result in a total loss of these areas and therefore their current and 

potential future contribution to local ecology.  

 

6.30 The Appellant’s Statement of Case (para 5.25) states that the Priority Habitat 

on site is of low quality. However, paragraph 4.5.7 of Aspect Ecological 

Appraisal states that nationally, lowland meadow habitats are declining, 

primarily due to intensive agriculture, with losses of 2‐10% per annum recorded 

in some parts of England. Within Milton Keynes and Buckinghamshire there is 

only approximately 382ha of lowland meadow, of which fields F3 and F4 

account for 6.12ha (1.6%). Therefore, it is of District level value and forms an 

important ecological feature. 

 

6.31 The Appellant’s Statement of Case argues in paragraph 5.25 that if it is the 

Councils position to keep any part of the site free from development on 

ecological grounds it should have been raised and included in the site 

allocation.  However, it was not proportionate to carry out surveys of the priority 

habitat to inform the site allocation policy. The constraint was noted during the 

examination of the allocation, but it was accepted by the LPA and the Inspector 

that the impact could be mitigated in line with Plan:MK NE policies without 

making the development undeliverable. 
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6.32 The Appellant’s Statement of Case argues in paragraph 5.27 that it will be 

demonstrated that any such biodiversity loss would be outweighed by proposed 

mitigation and compensation incorporated into the development.  

 

6.33 The PPG paragraph 024 (full reference in para 4.3 above), has been changed 

since the preparation and examination of Plan:MK regarding biodiversity. 

Changes to the PPG in 2019 effectively state that it is not appropriate to use 

offsetting as a means of mitigating the impact on Priority Habitat.  

 

6.34  Furthermore, the site allocation forms part of a wider local and national policy 

context, which includes the mitigation hierarchy. The submitted proposal failed 

to follow the mitigation hierarchy found within Plan:MK policy NE3 and NPPF 

175. This states that if significant harm to biodiversity from a development 

cannot be avoided, mitigated or as a last resort, compensated for, then planning 

permission should be refused 

 

6.35 A DEFRA 2.0 Biodiversity Impact Assessment (BIA) Metric (referred to hereon 

in as the Metric) was included in a late submission as part of the planning 

application, as part of an Aspect Ecology report dated 23rd January 2020. 

Plan:MK policy NE3 requires the submission of a Metric to demonstrate net loss 

or gain in biodiversity. However, in the submitted Metric the lowland meadow 

had been downgraded to neutral grassland, as the Metric does not allow for the 

loss of lowland meadow.  For this reason, the LPA Ecologist final consultation 

response did not accept that the Metric had been accurately inputted, and as a 

result it was not possible to accurately discern the level of biodiversity harm. 

However, based on the extent and value of lowland meadow as a Priority 

Habitat and its protection in local policy, national policy and guidance the harm 

is very likely to be significant.  

 

6.36 The Aspect Ecology report dated January 2020 (para 6.1) states that 

Environment Bank (a private company/consultancy that provides services in 

relation to biodiversity, including in offsetting) in response to the submitted 

Metric, provided a financial quotation for a biodiversity offset scheme of 

£1,741,000 +VAT. Supporting justification for arriving at this figure has not been 
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provided, nor has evidence been provided of where this offsetting payment 

could be used, which is an important consideration for financial contributions as 

a planning obligation. Therefore, it has not been demonstrated that the harm 

could be adequately compensated in accordance with Plan:MK policy NE3. 

This is in addition to the issue of the loss of Priority Habitat in the context of the 

PPG 024 (as highlighted in para 6.34 above) and the failure to follow the 

mitigation hierarchy (para 6.35 above).  

 

6.37 In response to paragraph 6.26 of the Appellant’s Statement of Case, the LPA 

ecologist did not disregard the site allocation in their consultation response, this 

is a misunderstanding based on an initial response from an interim ecology 

representative on 22nd October 2019. The main consultation response 

received from the LPA’s permanent ecologist on 10th December 2019 implicitly 

acknowledges the site allocation. It also acknowledges and considers a number 

of other relevant local and national policies and guidance which relate to 

ecology/biodiversity in conjunction with the site allocation policy. The 

consultation responses are of value in advising and informing planning officers 

as they make their own assessment.  

 

Highways and Transport/Infrastructure 

6.38 The site allocation policy SD14 C3 states inter alia that the development: ‘… 

will be subject to a Transport Assessment, which will investigate the 

development’s impact on the local highway network, including the A5/Watling 

Street roundabout. The development will contribute to any necessary 

improvements, as agreed by the relevant highway authorities and Highways 

England.’   

 

6.39 Highways England provided an updated consultation response to the planning 

application on 29th January 2020. This stated that while they had been in 

discussions with the applicant’s transport consultant for transport assessment 

reviews since pre-application stage, there were serious outstanding issues in 

relation to the Proposal. It went on to recommend that planning permission not 

be granted for a specified period, until 24th April 2020, effectively a holding 
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objection. The consultation response highlighted outstanding issues in relation 

to the large A5/A4146/Brickhill Street roundabout and congestion issues that 

the development may cause if proper mitigation were not provided. This was 

the position at the date of determination of the planning application.    

 

6.40 The Appellant’s comment in their Statement of Case paragraph 5.30 that the 

Appellant is working with Highways England to overcome their holding objection 

is noted. This paragraph goes on to state that it is anticipated that the holding 

objection will be removed. The latest update the LPA have received from 

Highways England has added a further holding objection until June 23rd. At this 

stage the holding objection has not been removed.     

 

6.41 Therefore, the assertion in the Appellant’s Statement of Case (para 5.1) that 

the: ‘…Council’s reason for refusal are without merit and that planning 

permission should have been granted…’  (emphasis added) is strongly 

contested. The Appellant’s Statement of Case fails to clarify how granting 

planning permission in the context of a Highways England holding objection 

and without clear mitigation measures in place would have been acceptable in 

planning terms.  

   

6.42  The Milton Keynes redways system locally known as Redways is a network of 

shared use paths for cyclist and pedestrians in Milton Keynes, which is covered 

in several Plan:MK policies, particularly Plan:MK CT3 ‘Walking and Cycling’.  

Paragraph A.1 of this policy states: ‘Primary cycling routes such as those to 

Central Milton Keynes and public transport hubs should be as direct and 

uninterrupted as possible, e.g. along grid road corridors.’ (emphasis added).  

Redway provision along the full length of Brickhill Street is considered an 

essential piece of infrastructure by LPA Highways Officers, which should have 

been provided in addition to the Redway improvements within the site and 

across the site frontage.  As stated in the Appellants statement (para 5.32), 

there are a number of upgrades and improvements to the highways network 

required, however, the required Redway provision is not mentioned.   
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6.43 The highways improvements within the application site boundary could have 

been addressed via planning condition, while those outside the site boundary 

would require a legal agreement. LPA Highways Officers stated that these 

improvements would be required to avoid an unacceptably harmful impact.  

 

6.44 A financial contribution to a bus service, would also be required to mitigate 

unacceptably harmful transport impacts of the development.  

 

6.45 A contribution is required to the wider Redway super route programme to fund 

an upgrade of the V10 (Brickhill Street) Super Route including adjacent to 

Walton Park which would be used by employees and visitors. 

 

6.46 The Proposal was found to be unacceptable as mitigation works had not been 

agreed or obtained to overcome these unacceptable impacts.   

 

6.47 Highways/Infrastructure RfR also related to other infrastructure requirements, 

required by policy including Public Art and sustainable construction (policies 

CC1 and SC1 of Plan:MK respectively. A failure to provide acceptable provision 

in relation to these and other essential infrastructure requirements would be 

unacceptably harmful.   
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7 Conclusions 

 

7.1 The Appellant’s Statement of Case (at para 5.1) states that the LPA reasons 

for refusal of the Proposal are without merit and that planning permission should 

have been granted having regard to all the material considerations. The LPA 

does not accept this assertion.  

 

7.2 All the material planning considerations have been taken into account in the 

determination of the planning application and in this Statement of Case. This 

includes the site allocation (paras 6.5-6.10) and the economic benefits of the 

Proposal (paras 6.11-6.17). The site is a strategic site allocation, and, in this 

regard, it is important to the delivery of the economic strategy set out in Plan: 

MK. The provision of significant economic and employment opportunities 

through development of the site have been acknowledged by the LPA. 

 

7.3 However, this must be weighed against other material planning considerations, 

particularly the total loss of the buried remains of a Roman settlement, which 

contains significant heritage assets of archaeological interest. The loss of these 

assets cannot be mitigated. The LPA maintains its position that even in the 

context of the merits of the Proposal, the loss of the assets has not been 

justified.   

 

7.4 The Proposal would result in the total loss of Priority Habitats onsite. In addition, 

the mitigation hierarchy has not been followed and the compensation offered 

would not appropriately address the harm, which is also unacceptable. As with 

the Archaeological RfR the harm caused by this is not outweighed by the merits 

of the Proposal.      

 

7.5 The site allocation policy is for a minimum of 195,000 sq m, of floorspace, while 

the Proposal, which proposes over 241,000 sq m. It is recognised that a layout 

informed by the archaeological and ecological assets would be likely to reduce 

the extent of floor space on site. However, while it is recognised that a scheme 

that delivered below 195,000 sq m of floor space would result in policy harm, 
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the extent of this harm would need to be weighed against the benefits of a 

reduced level of harm in relation to the assets on the Site.  

 

7.6 The other reasons for refusal related to highways, where there is currently a 

Highways England holding objection in relation to impacts on the A5 

roundabout. There are also a number of other outstanding mitigation measures 

required in relation to highways and other infrastructure, without which the 

Proposal would be considered unacceptable.    

 

  

8 s.106/ Planning Obligation Matters  

8.1 The Highways/Infrastructure RfR stated that the proposal, by reason of failure 

to demonstrate provision of necessary infrastructure to mitigate the impact of 

the development was unacceptable. This applied partly to highways and 

transport matters but also to other required forms of mitigation that have a policy 

basis under Plan:MK policy INF1. The LPA is working with the appellant to 

agree acceptable Heads of Terms should the appeal be allowed. 
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9 Other Considerations  

 

9.1 A number of other issues were raised in representations from interested parties 

at application stage:  

 

9.2 Development Brief  

9.3 The Proposal does not include a Development Framework for the Site which is 

required by SD14 B of the site allocation policy and for this reason the proposal 

was contrary to policy. However, this was not considered to result in sufficient 

harm to be included in the reason for refusal. 

 

9.4 Expressway and East West Rail  

9.5 The issues related to future transport schemes, comprising East West Rail, the 

Road Expressway were not considered to carry sufficient weight for the 

Proposal to be considered unacceptable.    

 

9.6 Grid Road Upgrade 

9.7 In relation to grid road, MKC Highways Officers have found that the proposal to 

only upgrade part of the grid road and provide the remainder as limited grid 

road reserve is acceptable in terms of highways impact. 

 

9.8 Level Crossing 

9.9 This was considered within the assessment of the planning application in the 

Highways section and was not considered to be a reason for refusal.  

 

9.10 Noise and Air Quality 

9.11 This was considered within the assessment of the planning application and the 

Proposal was considered to be acceptable in this regard.    

 

9.12 Landscape and Parking 

9.13 These are reserved matters and would be considered under a reserved matters 

application.  
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ITEM 7(a) 

 
Application Number: 19/01818/OUT 

 
Description Outline Application Including Access For The Development Of The Site For 
Employment Uses, Comprising Of Warehousing And Distribution (Use Class B8) 
Floorspace (Including Mezzanine Floors) With Ancillary B1a Office Space, General 
Industrial (Use Class B2) Floorspace (Including Mezzanine Floors) With Ancillary B1a 
Office Space, A Small Standalone Office (Use Class B1) And Small Café (Use Class A3) 
To Serve The Development; Car And HGV Parking Areas, With Earthworks, Drainage And 
Attenuation Features And Other Associated Infrastructure, A New Primary Access Off 
Brickhill Street, Alterations To Brickhill Street And Provision Of Grid Road Reserve To 
Brickhill Street With Appearance, Landscaping, Layout And Scale To Be Determined As 
Reserved Matters 
 
At Land At Brickhill Street, South Caldecotte, Milton Keynes, MK17 9FE 
 
For Graham Robinson, DLP Planning Limited, 4 Abbey Court, Fraser Road, Priory 
Business Park, Bedford, MK44 3WH 
 
Statutory Target: 03.03.2020 (Based on submission of Environment Statement)  
 
Extension of Time:   
 
Ward: Danesborough And Walton 
 

Parish: Bow Brickhill Parish Council 

Report Author/Case Officer:  David Buckley  
 Senior Planning Officer  
 
Contact Details:  
 
 
Team Manager: 

 
1.0 RECOMMENDATION 
 
1.1 It is recommended that permission is refused, due to the following reasons:  

 
1) The proposal, by reason of the total loss of non-designated heritage assets of 

archaeological interest, failure to ensure that consideration is given to the historic 
environment in informing the site layout and the quantum of development and 
failure to demonstrate that the benefits of the development clearly outweigh the 
harm, taking into account the assets significance and importance, would be 
unacceptable contrary to NPPF policy 197 and Plan:MK policies HE1 (F), SD1 
(A19) and SD14 (C9).  
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2) The proposal, by reason of the loss of a significant extent of Priority Habitats and 
other ecological assets, and a failure to demonstrate an acceptable mitigation of 
biodiversity impacts on site, would result in a unacceptable impact on biodiversity 
assets within the application site, contrary to NPPF policies 170 (d), 174 (b) and 
175 and Plan: MK policies, NE2 and NE3 and Planning Practice Guidance/ Natural 
Environment Guidance Paragraph: 024.   
 

3) The proposal, by reason of failure to demonstrate provision of necessary 
infrastructure to mitigate the impact of the development, in particular in relation to 
transport, would have a harmful impact on the transport network, in terms of road, 
cycle and public transport provision, and would therefore fail to mitigate the impact 
of development, contrary to Plan: MK policies INF1, CT1 CT2, CT3, CT5 and SD14 
(C.3) of Plan: MK.    
 

2.0 INTRODUCTION  
 

The Site 
 

2.1 The application site is a plot of land approximately 57 hectares in area and forms 
the whole of the South Caldecotte site, as allocated within Policy SD14 of Plan:MK 
‘Strategic Employment Allocation, Land South Of Milton Keynes, South Caldecotte’ 
for a minimum of 195,000 sq m of mixed Class B2 and B8 employment floorspace.  

 
2.2 A draft Development Framework has been developed and consultation in relation to 

this has been undertaken. However, adoption of the Framework was put on hold in 
July 2019 pending further information on the Oxford-Cambridge Expressway route 
and completion of a transport study by the Council.  

 
2.3 The site is in close proximity to the village of Bow Brickhill. The majority of 

residential dwellinghouses are several hundred metres from the site, but there are a 
small number of houses at the roundabout of Station Road and Brickhill Street, in 
very close proximity to the site.  

 
2.4  The site is adjacent to the A5 road and Brickhill Street, while Bow Brickhill railway 

station is a short distance from the site to the north, where there is currently a level 
crossing for road traffic. The site sits in a very important strategic location. It 
includes a relationship to the East West Rail project, connecting Oxford to 
Cambridge, which will use the railway line immediately to the north of the site. This 
has potential implications in terms of future increased intensity of use on the line 
and the potential need for a bridge for road traffic to replace the level crossing. This 
will be addressed in the transport and highways section of this report.  

 
2.5 The site is also located within the preferred corridor for the Oxford-Cambridge 

Expressway, which will be addressed in the transport and highways section of this 
report.  

 
2.6 There is a public right of way that runs through the northern part of the site and 

there are also Redway connections in proximity to the site.  
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2.7 The site is located to the south of Milton Keynes, with Bow Brickhill train station 

immediately to the north of the site and located off V10 Brickhill Street with the A5 
road in close proximity.  

 
2.8 There are a number of nearby major schemes, either sites allocated in Plan:MK or 

with planning permission. This includes South East MK which is allocated by 
Plan:MK policy SD11 for 3,000 homes and Eaton Leys which has outline planning 
permission for up to 600 homes.   

 
2.9 The application site currently comprises arable farmland and pastures with the 

northern half of the site in arable cultivation with two fields separated by a hedgerow 
and the southern half in use for pasture. The site is not located within any Areas of 
Natural Beauty (AONB) but does contain significant biodiversity assets, including 
Priority Habitats and Wildlife Corridors.  

 
2.10 The Roman Town of Magiovinium Scheduled Monument is across the A5 to the 

west. Significant archaeology assets have been discovered on the application site 
which will be addressed in the Heritage and Archaeology section of the report. The 
site does not contain any listed buildings and is not within a Conservation Area.   

 
 

2.11 The site is located within Flood Zone 1 on the Environment Agency Flood Map 
which represents a low risk of fluvial flooding, although there are other flood risk 
considerations including watercourses within the application site.  

 
2.12 The application was screened for EIA development prior to submission of the 

application under reference 18/01760/EIASCR on 11th September 2018 and it was 
found that at that time that an Environmental Statement was not required. On the 
submission of the current application, the application was re-screened and an 
opinion issued on 30th July 2019 that found that the scheme for 241,000 sq m of 
development is EIA development and an Environmental Statement is required for 
the proposal.  The applicant referred this decision to the Secretary of State which 
they are entitled to do under the relevant legislation. The Secretary of State found 
that the scheme does represent EIA development but only in respect of archaeology 
and the response explicitly states that it does not represent EIA development in 
relation to biodiversity. 

 
2.13 Subsequent to this the applicant submitted an Environment Statement as is required 

under Town and Country Planning (Environmental Impact Assessment) Regulations 
2017. A full re-consultation with relevant internal and external consultees was 
undertaken in relation to this. Furthermore, a new expiry date was established of 3rd 
March 2020, based on a 16 week period from submission and publication of the 
Environment Statement in November 2019, as specified in relevant guidance. The 
relevant PPG states that the local planning authority must take into account the 
information in the Environment Statement, the response to the consultation and any 
other relevant information. 
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                    The Proposal 
 

2.14 The application proposed the development of a large employment site, comprising 
the following:  

 

Use Type Floor Space 

B8 Use Class warehousing and distribution with 
ancillary B1a office space  

192,159 sq m  

B2 Use Class general industrial  48,040 sq m  

B1 office 999 sq m  

A3 Use Class Café  350 sq m  

Total 241,548 sq m 

 
 

2.15 The scheme would also include car and HGV parking areas with earthworks, 
drainage and attenuation features and other associated infrastructure, a new 
primary access off Brickhill Street, alterations to Brickhill Street and provision of Grid 
Road reserve to Brickhill Street.  

 
Scale  
 

2.16 The submitted documentation indicates that the building would be up to 24 metres in 
height. An Illustrative Masterplan has been submitted which shows the footprint of 
buildings but not elevations, as this is an outline application with appearance, 
landscaping, layout and scale as reserved matters.  

 
Proposed Site Layout 
 
2.17 The site would be divided in to four development zones, with small scale units on 

the higher ground towards the north east corner closer to Caldecotte Lake and Bow 
Brickhill, with larger units covering the remainder of the site. Landscaping is 
proposed in the form of a green corridor around the site.    

 
2.18 It should be noted that this is indicative only with appearance, landscaping, layout 

and scale as reserved matters. However, the large amount of floor area proposed 
which is included on the submitted application form and other supporting 
documents does form part of the development description would necessitate a 
layout that would cover a very large proportion  of the site area with built footprint.  

 
External and Internal Vehicle Access 
 

2.19 This is a detailed matter as access is included in this application. 
 
2.20 The site will be accessed from Brickhill Street via a new roundabout to be created 

as part of the development. Brickhill Street is proposed to be upgraded to a dual 
carriageway between the A5 and the new roundabout, along a distance of 
approximately 400 metres. A Grid Road reserve would be provided adjacent to 
Brickhill Street between the A5 roundabout and the railway line to the north, but the 
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applicant does not propose to upgrade this northern section of Brickhill Street to 
grid road standard.   

 
2.21 Within the site the main estate road will be built to adoptable standard and 

designed to allow public transport in the form of buses in to the site which will 
provide connections to Bletchley and Milton Keynes, and will be addressed further 
in the relevant section of the report. 

 
2.22 The submitted application form indicates that 2,557 parking spaces would be 

provided on site.  
 
Redway and Pedestrian Access 
 
2.23 The site will be served by Redways north to the railway station and Caldecotte 

beyond and south to meet the existing Redway which connects to Watling Street 
and in to Bletchley and Fenny Stratford.  

 
2.24 The existing Public Right of Way through the north of the site will be retained. 
 
Surface Water  
 
2.25 As mentioned the site is located within Flood Zone 1, which is the lowest risk flood 

zone, and a surface water drainage strategy has been submitted as part of the 
application.   

 
Reason for referral to committee 

 
2.26 The application has been referred to committee due to the level of public interest 

related to the application.  A number of representations have also been received 
from third parties in relation to the current application, as well as Parish Council 
responses.  

 
Scope of Debate/Decision 
 
2.27 This is an outline planning application, with access as a detailed matter, 

appearance, landscaping, layout and scale would be addressed as reserved 
matters. 

 
3.0 RELEVANT POLICIES 
 

National Policy 
 

3.1 National Planning Policy Framework (February 2019) 
 

Section 2 - Achieving sustainable development 
Section 4. Decision-making 
Section 6. Building a strong, competitive economy 
Section 8 - Promoting healthy and safe communities 
Section 9 - Promoting sustainable transport 
Section 11 - Making effective use of land 
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Section 12 - Achieving well-designed places 
Section 15 - Conserving and enhancing the natural environment 
Section 16 - Conserving and enhancing the historic environment 
In addition, the Planning Practice Guidance is also a material consideration  

 
The Development Plan 

 
3.2 Neighbourhood Plan   

 
The application site does not currently have a made neighbourhood plan, but it is 

part of the designated neighbourhood area of Bow Brickhill, with a Neighbourhood 
Plan currently under consideration.    

 
3.3 Plan: MK (March 2019) 

 
Plan: MK was adopted at Council on 20 March 2019 and now forms part of the 
statutory development plan for Milton Keynes, and includes the Policies Map that 
indicates land use in the Borough.  
 
Policy SD1 Place-Making Principles for Development 
Policy SD9 General Principles for Strategic Urban Extensions 
Policy SD10 Delivery of Strategic Urban Extensions 
Policy SD11 South East Milton Keynes Strategic Urban Extension 
Policy SD12 Milton Keynes East Strategic Urban Extension 
Policy SD14 Strategic Employment Allocation, Land South Of Milton Keynes, South 
Caldecotte 
Policy DS3 Employment Development Strategy 
Policy ER1 Employment Sites Within the Borough of Milton Keynes 
 
Policy CT1 - Sustainable Transport Network 
Policy CT2 - Movement and Access 
Policy CT3 - Walking and Cycling 

           Policy CT4 - Policy Ct4 Crossover on Redways 
Policy CT5 - Public Transport 
Policy CT7 – Freight 
Policy CT8 - Grid Road Network 
Policy CT9 - Digital Communications 
Policy CT10 - Parking Provision 
 
Policy FR1 - Managing Flood Risk 
Policy FR2 - Sustainable Drainage Systems (SUDS) and Integrated Flood Risk 
Assessment 
 
Policy NE1 - Protection of Sites 
Policy NE2 - Protected Species and Priority Species and Habitats 
Policy NE3 - Biodiversity and Geological Enhancement 
Policy NE4 - Green Infrastructure 
Policy NE5 - Conserving and Enhancing Landscape Character 
Policy NE6 - Environmental Pollution 
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Policy HE1 -Heritage and Development 
 
Policy CC1 - Public Art 
 
Policy D1 - Designing a High Quality Place 
Policy D2 - Creating a Positive Character 
Policy D3 - Design of Buildings 
Policy D5 - Amenity and Street Scene 
Policy SC1 - Sustainable Construction 
 
Policy INF1 Delivering Infrastructure 
  

3.4 Supplementary Planning Documents/Guidance 
South Caldecotte Development Framework (not adopted)  
Parking Standards SPD (January 2016) 
Sustainable Construction Guide SPD (April 2007) 
Milton Keynes Drainage Strategy - Development and Flood Risk 
SPG (May 2004) 
 

3.5 Planning Practice Guidance updated 21 July 2019: Natural Environment 
paragraphs 19, 20, 24, 25 

 
3.6 Human Rights Act 1998 

 
There may be implications under Article 8 and Article 1 of the First Protocol 
regarding the right of respect for a person's private and family life and home, and to 
the peaceful enjoyment of possessions. However, these potential issues are in this 
case amply covered by consideration of the environmental impact of the application 
under the policies of the development plan and other relevant policy guidance. 
 

4.0 RELEVANT PLANNING HISTORY 
 

4.1 Application Site 
18/01760/EIASCR  
Environmental Statement not required 
11th September 2018 
 

5.0 CONSULTATIONS AND REPRESENTATIONS 
 

5.1 Parish Council   
LRM Planning on Behalf of Bow Brickhill Parish Council- Due to the number of 

issues raised this is shown in a table below:  
 
Heading Detail  

Submitted in advance of 
Development Brief 

 Development Brief on hold until some fundamental and significant 

issues have been resolved, determining the scheme under these 

circumstances is contrary to the plan.  

 Cllr Gowans statement that Development Framework has been 

delayed due to the issues on the Oxford –Cambridge Expressway 

route options.  
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Scale of 
development 

 The proposal is in excess of the level of development identified in 

Plan: MK by 46,000 sq m. This represents overdevelopment of the 

site and further emphasises the need for the Development Brief to 

be adopted.  

 Also has a significant impact in terms of infrastructure, transport, 

ecology, archaeology, landscape and amenity.  

Environment 
Statement is 
required (response 
to initial consultation 
prior to ES 
submission)  

 Further details supplied as to why the scheme reaches the threshold 

of EIA legislation. 

Contrary to Draft 
Development Brief 

 The proposal would stifle the provision of a railway crossing contrary 

to Network Rail requirements. Development will need to reduce to 

facilitate this solution.  

Priority Habitat Area  Draft Development Framework shows Priority Habitat Area that has 

not been incorporated in the proposals  

Landscape Impacts  These will be far reaching and contrary to the brief 

Archaeology  Impacts will be harmful to archaeological assets.  

Design  
 

Proposals are contrary to the plans, including policy SD1 as follows:  

 Do not integrate with surrounding build and natural environment 

 Harmful in terms of views and vistas 

 Character harm 

 Impact on the road network which is not mitigated 

 Does not result in net gain for biodiversity through use of green 

infrastructure. 

 Development is contrary to Plan:MK Design policies D1 and D2, D5 

 

Transport and 
Highways 

Contrary to Plan:MK policy C2 as follows: 

 Does not integrate in to existing networks 

 Does not mitigate impact on local networks 

 Will prejudice the future development of adjoining sites 

 Will result in inappropriate traffic generation and highways safety 

issues.  

 

Station 
Road/Brickhill Street 
Mini-Roundabout 

 Concerns raised about the modelling used, which if accurate would 

show excessive queueing and delays forecast when the mini-

roundabout is modelled.  

 The impact of 40% HGV traffic on this junction is not mentioned.  

 

Parking  Level of development could equate to over 3,735 people employed 

on site with just 2,557 parking spaces provided which could result in 

an overspill.  

Level 
Crossing/Redway 

 This would remove one of the northbound traffic lanes and the 

impact on the junction of this is not addressed. 

Grid  Policy SD14 requires improvement to grid road standard. The 

Transport Assessment states that there are no defined standards for 
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a grid road but policy CT8 of Plan: MK states that this should be 60m 

in residential areas.  

 The improvements proposed to Brickhill Street between the 

A5/Watlings Street roundabout and proposed site access do not 

appear to accord with the grid road reservation identified above.  

 

Redway  The Redway is proposed up to the new roundabout and through the 

site which results in a detour and does not link in to the existing 

network.  

Walton Park 
Roundabout 

 Even with mitigation this junction does not operate within capacity 

with the development traffic added.  

Bus Services  The SPD states that an enhance bus service should enter the site. 

 The TA proposal to maintain the existing frequency of 30 minutes 

Monday to Saturday is not an enhancement and does not provide 7 

day service as per the agreed TA Scope 

Expressway/Railway 
Crossing  

 Railway Crossing – already significant delays at the Bow Brickhill 

crossing with closures for 14 to 15 minutes per hour, which excludes 

freight trains and will double by 2024 when the upgrades are 

complete. 

 Any development should include measure to ensure the impact does 

not worsen.  

 Network Rail has purposed two schemes which would require land to 

be safeguarded within the site area.  

Noise and Air 
Quality  

 Concerns that the proposal would result in greater noise including 

HGV movements than indicated in the submission documents.  

 
5.2 Adjacent  Parish Councils (Walton Community Council) 

 
            Expressway/Railway Bridge: 

 MKC has determined that no development take place until the location of the 
Oxford to Cambridge Expressway is known. 

 The plans do not show any provision for a bridge over the railway line, the 
northeast corner of the sit should indicated the position of a bridge. 

 Follow up response 05/12/2019 reiterates initial response.  
 

5.3 Cllr D Hopkins- Danesborough and Walton Ward  
The scheme has been submitted prematurely based on the lack of an adopted 
Development Framework and Cllr Gowans has stated that the delay of the 
Framework is due to issues related to the Oxford-Cambridge Expressway route 
options.  
Other concerns/objection summarised as below:  
 

 Oxford Cambridge Expressway issues are still unresolved 

 Local infrastructure studies are still not complete 

 Land for Road Bridge over railway is required.  

 Detailed Environment Statement should be submitted 

 Question over the need for the employment site land east of M1 would be more 
suitable. 
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5.4 Cllr V Hopkins - Danesborough and Walton Ward 

 
The scheme has been submitted prematurely based on the lack of an adopted 
Development Framework and Cllr Gowans has stated that the delay of the 
Framework is due to issues related to the Oxford-Cambridge Expressway route 
options.  
Other concerns/objection summarised as below:  
 

 Oxford Cambridge Expressway issues are still unresolved 

 Local infrastructure studies are still not complete 

 Land for Road Bridge over railway is required.  

 Detailed Environment Statement should be submitted 

 Question over the need for the employment site land east of M1 would be more 
suitable. 

 
5.5 Cllr J Marklew Danesborough and Walton Ward 

 
No comment received   
 

5.6 Planning Policy Team   
 

 Policy SD14.B and Policy SD10 require the production and adoption by the Council 
of a Development Framework Supplementary Planning Document (SPD) prior to 
planning applications being approved. This is to ensure that such strategic 
allocations are brought forward in a strategic and comprehensive way, with the 

 Development Framework SPD guiding future planning applications and setting out 
how the Local Plan policy requirements are to be met.  

 As a Development Framework SPD for South Caldecotte has not been adopted by 
the Council approving the current application would be contrary to Policy SD10 and 
SD14.B causing policy harm. 

 A Draft South Caldecotte Development Framework SPD exists which has been 
consulted upon twice (March-April 2018 and May-July 2019). However, further work 
on the SPD following the most recent consultation was put on hold in July 2019. 
Work has been put on hold pending an announcement of the Oxford to Cambridge 
Expressway route options public consultation and the potential implications of this.  

 Those potential implications would be taken into account as part of a South MK 
transport study which is investigating the need and feasibility of road network 
improvements (including potential crossings of the railway line) in the vicinity of the 
site which may have consequences for the layout and more refined principles 
contained in the SPD that would guide future planning applications. It is understood 
that the work on the South MK transport study is due to report back in February 
2020, however, an announcement on the Oxford to Cambridge Expressway public 
consultation has been delayed.            

 Whilst a draft SPD exists, any weight attributed to it needs to take into the matters 
associated with the south MK transport study (including potential implications of the 
Expressway) and indeed the previous SPD consultation responses that object to 
the SPD on the basis of such matters. As such, it is considered that the draft SPD 
should carry limited weight 
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5.7 MKC Highways 
 

Initial comments (20/08/2019) 
 
Application needs amending and/or further information required.    

 

The key highway / transport issues to address are: 

• Upgrading of the full length of Brickhill Street to grid road standard is not part of the 

current proposals. Furthermore, the current proposals indicate an impediment to the future 

upgrading. A clear commitment to protecting a suitable corridor for the upgrading of 

Brickhill Street must form part of this application, such a corridor must be free of any 

compounds or other constraints and must include provision for the improvement of the 

Brickhill Street / Station Road junction as described above; 

• A Redway is required along the full length of Brickhill Street in addition to the on-site 

Redway. Access to the site is not acceptable without this provision and as “Means of 

Access” it is not a Reserved Matter, the Redway provision requires agreement as part of 

any planning approval; 

• Public Transport provision needs to be resolved prior to approval being given and the 

means to secure that provision needs to be part of the planning approval / Section 106 

agreement; 

• A mechanism to secure the improvements to the Tilbrook and Walton Park 

Roundabouts should be in place prior to the issuing of any consent; 

• The implications for queuing on local roads as a result of any mitigation scheme at the 

A5/A4146 roundabout need to be considered prior to agreement of any mitigation scheme 

being agreed between Highways England and the applicant. 

   
Update comments (16/01/2020) 
 
The key highway / transport issues to address are: 

• Upgrading of the full length of Brickhill Street to grid road standard is not part of the 

current application, but is not required to enable the proposed development. The applicant 

does not control the Anglian Water compound adjacent to Brickhill Street and therefore 

would not be able to deliver the dualling in any case. 

• A Redway is required along the full length of Brickhill Street in addition to the on-site 

Redway. A contribution to this Redway is required as part of any planning approval; 

• Public Transport provision needs to be resolved prior to approval being given and the 

means to secure that provision needs to be part of the planning approval / Section 106 

agreement; 

• A mechanism to secure the improvements to the Tilbrook and Walton Park Roundabouts 

should be in place prior to the issuing of any consent; 

• The implications for queuing on local roads as a result of any mitigation scheme at the 

A5/A4146 roundabout need to be considered prior to agreement of any mitigation scheme 

being agreed between Highways England and the applicant. 

Whilst there is no objection in principle to the proposed development, planning consent 

should not be granted until these issues have been satisfactorily addressed. 
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5.8 Transport Policy  
 
Bow Brickhill Crossing: 

 Strong likelihood that due to East West rail project a railway bridge would be 
needed and the land for this should be secured.  

 Other considerations include the expressway and possible future mass rapid 
transport which my use V10 Brickhill Street.  

 MK Council currently undertaking study to clarify if any third party land would be 
needed for a railway bridge. The study is intended to be finalised by February 
2020.  

 
Off-site cycling infrastructure contribution: 

 The new Redway would need to accord with Design Guide for 2020. 

 Contribution would be required for wider Redway Network  
 

5.9 MKC Urban Design  
 

 No formal comments received/ no objection to the proposal. 
 

5.10 Local Lead Flood Authority 

 No objection to the proposal subject to standard conditions.  
 

5.11 MKC Biodiversity Officer 
Initial comments (23/09/2019) 

 Objection to the proposal based on significant high quality habitats to be lost 
based on the proposal.  

 No satisfactory mitigation has been put forward or attempts to reduce the impact 
and no Biodiversity Impact Assessment supplied with evidence of a net gain for 
biodiversity through the current proposal. 
 
Updated comments (10/12/2019) 

 Initial objection upheld, with further details provided.   
 

5.12 MKC Landscape Architect 
 

Initial comments (25/07/2019) 
In view of its proximity to the Greensands Ridge / Open Countryside and the 
potential associated physical, landscape and visual impacts, I believe an EIA is 
required for this site. 
 
Updated comments (12/12/2019) 
The development submission doesn’t fully consider through sensitive outline 
master planning of the site: the constraints of visual impact on the wider landscape 
and heritage assets, the benefits of retaining significant trees and hedgerows, the 
retention of significant amounts of high quality and priority habitat, the retention of 
heritage assets; all of which should be incorporated within a landscape masterplan 
and parameter plans. 
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5.13 MKC Archaeologist  
Initial comments (30/08/2019) 
Objection to the proposal: 

 Unacceptable impacts on designated and non-designated heritage assets of 
archaeological and historical interest. (NPPF 189 – 198; Plan: MK Policy HE1; 
Policy SD1 (19); Policy SD14 (6) & (9). 

 

 Lack of an impartial and objective Heritage Assessment (statement of 
significance) (NPPF 189; Plan: MK Policy HE1; Policy SD1 (19); Policy SD14 (6) 
& (9)).  

 

 It should be possible to produce a scheme for this allocated site incorporating an 
amended layout that takes a proper and balanced account of the effects on the 
significance of the heritage assets and seeks to sustain and enhance their 
significance in line with both national and local policy. 

 
Updated comments (07/01/2020) 
Objection to the proposal: 

 Unjustified total loss of non-designated heritage assets of archaeological interest 
contrary to relevant paragraphs of NPPF and Plan:MK policies’. 

 
5.14 MKC Environmental Health   

Comments 29/07/2019:  

 No objection to the proposal from Environmental Health. 
 

5.15 MKC Economic Development 

 The application will provide significant employment space which is consistent 
with the vision for the Council Plan 2016-2022 as a place that supports the 
growth of business.  

 The site was allocated for employment development within Plan: MK and 
strongly supports the priorities and aims of the Economic Development Strategy 
2017-2027.  

 The proposals will create approximately 2,050 new full-time jobs.  
 

5.16 External consultees 
Highways England  
Initial comments (20/11/2019) 

 The consultation response from Highways England states that they are already in 
consultation with the applicant’s transport consultant team, BWB Consulting Ltd 
(BWB), for transport assessment reviews since pre-application stage.  

 Following the recent submission, they have requested more time to complete our 
reviews and their formal recommendation is that that the application is not 
granted before 28 February 2020 to allow sufficient time to address the transport 
safety issues on the strategic road network.  

 They have stated that if they are able to respond earlier than this, they will 
withdraw this recommendation accordingly but at the time of writing this report, no 
further response has been received. 
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Historic England  
Initial comments (30/08/2019) 

 Historic England objects to this development on heritage grounds. 

 The assessment of significance of the heritage assets submitted by the 
applicant is inadequate and I advise that the applicant be required to revise it, 
taking into account attached.  

 The application does not meet the requirements of the NPPF in particular 
paragraph number 189. 

 
Updated comments (09/01/2020) 

 Historic England objects to this application on heritage grounds, due to the 
impact on the undesignated archaeological remains within the development site. 

 Paragraph 197 of the National Planning Policy Framework (NPPF) requires 
impact on undesignated heritage assets to be taken into account.  

 Should consider that the total loss of archaeological remains of high significance 
is being proposed, partly by downplaying their significance and also without 
following good practice as to mitigation. 

 The construction of the development would also cause some harm (certainly 
less that substantial and at the minor end of the scale) to the scheduled 
monument known as Roman Town of Magiovinium and Roman Fort.  

 The harm would arise from the change to the setting of the scheduled 
monument. In determining the application this harm should be balanced against 
public benefit, a set out in the National Planning Policy Framework (NPPF) 
2019, paragraph 196. 

 
BBOWT (Berkshire, Buckinghamshire, Oxfordshire Wildlife Trusts) 
1. Loss of priority habitat including lowland meadow, traditional orchard and 
hedgerows contrary to Policy NE2 
2. The application does not demonstrate a measurable net gain in biodiversity 
as required by the NPPF and local plan policy NE3.  
3. The application has failed to enhance the structure and function of ecological 
networks, a further breach of policy NE3, and also contrary to policy NE4 Green 
Infrastructure. There is a loss of part of a MK Wildlife Corridor. 
4. Uncompensated loss of breeding bird habitat including Red List and Priority 
Species: Sky Lark, Song Thrush, Yellowhammer, Skylark and possibly Yellow 
Wagtail. 
5. We agree with the decision of the Council’s ecologist that an EIA is required 
 
East West Rail Company 

 As part of East West Rail, the route between Bletchley and Bedford is currently 
being assessed in respect of the infrastructure interventions and upgrades that 
will be required to deliver a future train service between Oxford and Cambridge. 

 Very likely that the route between Bletchley and Bedford will require a level of 
upgrading to achieve the capacity aspirations to deliver the train services 
between Oxford and Cambridge and this includes the consideration of level 
crossings such as the one at Bow Brickhill. 

 Any increase in road and rail traffic will need to be considered as part of the 
ongoing scoping work, and may influence what is required to allow an increase 
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in capacity along the route in line with Network Rail’s normal road crossing 
assessment criteria. 

 
Environment Agency  

 No objection  
 
Natural England 
Initial comments (08/08/2019) 

 Natural England has no comments to make on the application.  

 The lack of comment does not imply that there are no impacts on the natural 
environment, but only that the application is not likely to result in significant 
impacts on statutory designated nature conservation sites or landscapes.  It is for 
the local planning authority to determine whether or not this application is 
consistent with national and local policies on the natural environment.   

 Other bodies and individuals may be able to provide information and advice on 
the environmental value of this site and the impacts of the proposal to assist the 
decision making process. We advise LPAs to obtain specialist ecological or other 
environmental advice when determining the environmental impacts of 
development. 
 

Updated comments (08/08/2019) 

 Natural England has no objection to the proposal.  

 The proposed development will not have significant adverse impact on statutorily 
protected nature conservation sites and landscapes.  

 Your authority has a duty to have regard to conserving biodiversity as part of 
decision making which can also include restoration or enhancement to a 
population or habitat.  

 
British Pipeline Agency 

 No objection to the proposal  
 
Anglian Water 

 No objection- A number of recommendations provided in relation to connection to 
the wider system.  
 

Drainage Board 

 No objection to the proposal, development must be kept 9 metres from the 
byelaw strip to allow access for maintenance. 

 
Network Rail 

 26/11/2019 Network Rail has no additional comments to add to the original 
submission. 

 
CPDA 

 No objection, recommend that applicant is directed to SBD Commercial 2015 
Guide.  
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5.17 Neighbour/ Third Party Representations 
 

Comments have been received from over 80 addresses/neighbours. The material 
planning considerations are summarised below: 
 
Traffic/Neighbouring Amenity  

 The warehouses are not close enough to motorway links. Other suitable 
locations, including brownfield sites and unused warehouses across MK, 
including Tesco warehouse, and sites nearer M1 or Junction 14. 

 -Impact on local residents through an increase in levels of noise and air pollution 
from increase in traffic/congestion.  

 Transport links are not suitable to cope with an increase in traffic and HGVs, as 
the existing roads (A5 roundabout/Kelly’s Kitchen roundabout, Brickhill Street 
and Station Road) suffer from congestion. An increase in vehicles through 
Woburn Sands, Bow Brickhill and Aspley Guise will exacerbate this. V10 
(Brickhill Street) not wide enough and was never designed for heavy traffic and 
the existing level crossing will mean that the build-up of traffic is ever more 
likely.  

 The Transport Assessment Surveys carried out in October 2017 are out of date. 
A single road access into a site of this size is inadequate. 

 
Parking  

 Parking issues as existing will be worsened. There will be an increase in cars 
parking on grass verges and near junctions. Parking pressure on residential 
areas will be increased, including Caldecotte and Brickhill Street.  

 There are also insufficient spaces at Caldecotte Lake Business Park which is 
likely to be exacerbated, leading to an adverse impact on access routes for 
emergency vehicles around the local area. 

 
Visual Impacts 

  Countryside will be permanently blighted, and the impact on the entrance to 
Milton Keynes will be negatively impacted.  Views of and from the historic 
Greensand Ridge will be impaired.  

 The proposal would be a blot on landscape of the ‘City of Trees’. The Landscape 
& Visual Assessment doesn’t acknowledge the severe visual impact of the 
development on the surrounding and overlooking countryside. The appearance of 
the proposed development would be an eyesore and impact the character of the 
surrounding area. 

 
Environmental Impacts  

 An increase in traffic and HGVs will increase carbon emissions. The proposal will 
have an adverse impact on local wildlife and habitats, and result in the removal of 
trees and vegetation. There are rare species of Great Crested Newts living in the 
ponded wetland areas of application site. A development of this size will require 
an Environmental Impact Assessment. 

 
Employment  

 Employment creation through warehouses is minimal and cannot be used as 
justification for the proposal. 
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 No benefits to the local community, and would only benefit the developers. 
 

Principle Issues/Policy Framework  

 The application is premature and contrary to Policy SD14 in Plan: MK because no 
development framework and SPD for the site is yet approved. 

 The application is premature because the council has paused all development 
work in this until the Oxford-MK-Cambridge Expressway proposed route 
consultation period has taken place. 

 There is no ‘green open space link, linking into Caldecotte Lake’ as SD14 
requires. 

 The proposed redway doesn’t link with the network. The nearest redway is the 
other side of Brickhill Street. 

 SD14 says Brickhill Street will be upgraded; this application only proposes to 
upgrade a very small portion of the street. 

 Conflict with strategic programmes, e.g. East West Rail link will require level 
crossing to be replaced with bridge. Land would not be available should the 
development go ahead. 

 
Archaeology 

  Magiovinium site to the north of Watling St has yet to be fully excavated and 
logged by MOLA Museum of London Archaeology. There is a Roman road 
running north from Watling St uncovered during the A5 bypass construction.  

 
6.0 MAIN ISSUES 

 
This is an outline planning application, with access as a detailed matter. 
Appearance; landscaping, layout and scale are reserved matters and so are not 
assessed within this report, except where they directly relate to the outline matters 
under consideration in this application. Issues of neighbouring amenity relate to 
other issues including highways and visual impact and so these have been 
addressed within the relevant sections of the report.   
 
a) Principle of Development 
b) Access/ Transport and Highway Matters 
c) Visual Impact/Appearance and Landscaping   
d) Heritage and Archaeology  
e) Biodiversity/ Trees and Hedgerows  
f) Drainage and Flood Risk 
g) S.106/Planning Obligation Matters 
h) Economic Development 

 
7.0 CONSIDERATIONS 
 

a) Principle of Development  
 

Plan: MK Policy and Site Allocation 
 
7.1 The site is allocated under Plan: MK Policy SD14 ‘Strategic Employment Allocation, 

Land South Of Milton Keynes, South Caldecotte’ for a mix of Class B2 and B8 
employment floorspace. According to the policy the site will be brought forward in 
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line with all relevant policies in Plan: MK, particularly Policy SD1, SD11, SD12 and 
INF1.   
 
Policy SD14 Development Framework Requirement 
 

7.2 Policy SD14 B states that: “A comprehensive development framework for the site 
will be prepared and the development will be brought forward in line with all 
relevant policies in Plan: MK, particularly Policy SD1, SD9, SD10, NE1-6 and INF1 
prior to planning applications being approved.”  
 

7.3 At the time of writing this report, a Development Framework for the site has not 
been adopted and so in effect the application is contrary to policy. This process has 
been put on hold due to wider transport considerations. Planning policy officer’s 
response states that on this basis, the Framework carries limited weight and also 
that determining the scheme in the absence of an adopted Framework would be 
contrary to Policy SD10 and SD14.B and would cause policy harm. A number of 
objections have been received in relation to the application being determined in the 
absence of the adopted Development Framework which would be contrary to the 
site allocation policy SD14. 
 

7.4 However, the NPPF 2019, paragraph 49 states that arguments that an application 
is premature are unlikely to justify a refusal of planning permission except in limited 
circumstances as follows:  
a) the development proposed is so substantial, or its cumulative effect would be so 
significant, that to grant permission would undermine the plan-making process by 
predetermining decisions about the scale, location or phasing of new development 
that are central to an emerging plan; and  
b) the emerging plan is at an advanced stage but is not yet formally part of the 
development plan for the area. 
 

7.5 The application site is allocated under a specific policy (SD14) in the adopted Plan: 
MK for the type of development which is proposed. Therefore it does not meet the 
criteria to be considered premature against this NPPF policy, which is more recent. 
Where there is conflict between the two, the NPPF takes precedence over Plan: 
MK which was adopted in 2018. Furthermore, the draft Development Framework 
for the site, which has undergone public consultation, in its current form amplifies 
the existing content of policy SD14 which further emphasises that the scheme is 
not premature in this regard. While the reasons for the Framework being put on 
hold are noted, policy SD14 does not make reference to the wider transport issues 
and a Framework would not carry the same weight in policy terms as the site 
allocation policy SD14.This does not preclude the scheme being considered 
unacceptable in terms of other material planning considerations.  
 

7.6 An objection has been made that the proposal is in excess of the level of 
development identified in Plan: MK by 46,000 sq m. However, Plan: MK policy 
SD14 identified 195,000 sq m as a minimum level of development and does not 
specify a maximum. On this basis the scheme is acceptable in principle in this 
regard, with other considerations related to the impact of development of this scale 
considered within the body of the report. 
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Other Requirements of Policy SD14 Site Allocation  
 

7.7 There are nine development principles set out in the policy, which development 
must accord with. These are as follows:  
 
1. A minimum of 195,000m2 of Class B2/B8 and ancillary B1 employment floorspace. 

2. Access to be taken from Brickhill Street, which will be upgraded to grid road standard. 

3. The development will be subject to a Transport Assessment, which will investigate the 

development’s impact on the local highway network, including the A5/Watling Street roundabout. 

The development will contribute to any necessary improvements, as agreed by the relevant highway 

authorities and Highways England. The Transport Assessment will also set out the basis for 

effective public connections to and from the site to be implemented prior to completion of the 

development. 

4. A green open space link will be created on the site, linking into Caldecotte Lake to the north and 

providing future opportunity to link the park to the south/east. The open space link should include 

access and connectivity to Caldecotte Lake with mechanisms in place for its sustainable 

management over the long term and balancing ponds as part of a Sustainable Urban Drainage 

system across the ,site. 

5. Direct footpath connections to Bow Brickhill railway station and the existing Public Right of Way 

running along the site’s northern boundary will be effectively integrated into the development. 

6. Building heights should be informed by the Landscape and Visual Impact Assessment (LVIA) and 

should avoid unacceptable impact on the wider landscape and heritage assets. 

7. The design and appearance of buildings should be sensitive to the neighbouring uses, with 

development fronting Brickhill Street being sensitive to views into the site from the wider landscape. 

Buildings should be designed to provide an attractive entrance to Milton Keynes from the south. 

8. Existing vegetation to site boundaries should be maintained and enhanced to screen the 

development from wider views where a LVIA deems this necessary. New planting should be of 

native species to mitigate the loss of hedgerows necessary to facilitate development. 

9. A desktop Archaeological Assessment should be undertaken to understand the likely presence of 

archaeological remains within the site. The recommendations of the Assessment will be 

implemented prior to each phase of development commencing. It may be necessary to undertake a 

field investigation to understand the archaeological potential and significance of this site and to 

inform the layout of development. 

 
Addressing Policy SD14 Site Allocation Principles  
 

7.8 In addressing those points in terms of principle, the scheme will provide over 
195,000 sq m of employment floorspace.  
 

7.9 The development will be accessed via Brickhill Street although it is proposed to 
upgrade only the section south of the new roundabout to grid road standard, with 
the reminder given a grid road reserve which can then be upgraded at a later date. 
A number of objections have been received in relation to this issue. The site 
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allocation policy SD14 states that one of the principles that development at the site 
must accord with is that Brickhill Street will be upgraded to grid road standard. On 
this basis, the proposal is contrary to the site allocation policy. This does relate to 
the principle of development but also needs to be assessed as a highways issue to 
gain an understanding of what level of harm would be caused by this failure to 
comply strictly with the site allocation policy in full. This issue of grid road upgrade 
will be addressed in the Access/Transport and Highways section of this report. A 
Transport Assessment has been submitted and the merits of this against point 3 of 
the policy will also be addressed in the Highways section of this report.  
 

7.10 Points 4, 6, 7 and 8 with the site allocation policy SD14 which relate respectively to 
open space, building heights and appearance and landscaping are more detailed 
matters which would be addressed under the reserved matters of appearance, 
landscaping, layout and scale. Point 5, which relates to public right of way is partly 
an access issue. This right of way will be retained and so the scheme is considered 
acceptable in this regard.  

 
7.11 In terms of archaeology in point 9, a desktop Archaeological Assessment, as well a 

field investigation has been undertaken. There are significant concerns in relation 
to the impact of the proposed development on archaeological assets on the site. 
This is based on the quantum of development proposed, the indicative layout and 
relevant technical documents submitted. While layout is a reserved matter it is 
considered a material planning consideration as to the impact of a development of 
this scale would cause in regard to archaeology assets on the site, as well as 
biodiversity assets. This will be addressed in the relevant sections of this report. 
 

7.12 Issues related to East West Rail and the Oxford – Cambridge Expressway will be 
addressed in the Transport and Highways section.  It is noted that Plan:MK policy 
CT7 refers to planning permission not being granted for developments that would 
prejudice the implementation of national infrastructure projects include East West 
Rail and Oxford to Cambridge Expressway. However, it is not considered that the 
unresolved nature of these projects would form a reason for refusal for this 
proposed development as a recently allocated development site.   
 
c) Access/ Transport and Highways Matters   
 

7.13 Plan:MK Policies D5, CT1, CT2 and CT10 require the decision maker to have 
particular regard to any additional traffic generation a development may cause and 
the resulting impact on the surrounding road network/parking provision/access. In 
addition, the Milton Keynes adopted Parking Standards SPD sets out the 
development related parking standards for Milton Keynes and should be read in 
conjunction with the these policies. 
 

7.14 Plan:MK policy SD14, which is the site allocation policy, contains the relevant 
following points:  
 
2. Access to be taken from Brickhill Street, which will be upgraded to grid road standard. 
 
3. The development will be subject to a Transport Assessment, which will investigate the 
development’s impact on the local highway network, including the A5/Watling Street roundabout. 
The development will contribute to any necessary improvements, as agreed by the relevant highway 
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authorities and Highways England. The Transport Assessment will also set out the basis for 
effective public connections to and from the site to be implemented prior to completion of the 
development. 
 
5. Direct footpath connections to Bow Brickhill railway station and the existing Public Right of Way 
running along the site’s northern boundary will be effectively integrated into the development. 

 
7.15 As mentioned earlier, the site is in a very strategically important location as it is 

close in proximity to both the future East-West rail line, linking Oxford and 
Cambridge, and within the preferred corridor for the Oxford to Cambridge 
Expressway.  
 

7.16 The application is at the outline stage and parking cannot be assessed at this 
stage, although the parking shown in the illustrative masterplan will be highlighted 
later in this section. Access is not a reserved matter and therefore must be 
assessed in full.  
 

7.17 The site will be accessed from Brickhill Street via a new roundabout to be created 
as part of the development. Brickhill Street is proposed to be upgraded to a dual 
carriageway between the A5 and the new roundabout, along a distance of 
approximately 400 metres. 
 

7.18 A number of objections have been received in relation to transport and highways 
matters which have been summarised in Section 5.0 of this report. These will be 
addressed implicitly within this section of the report.   
 

7.19 The Highways England consultation response has stated that planning permission 
should not be granted before 28 February 2020 to allow sufficient time to address 
the transport safety issues on the strategic road network in particular in relation to 
the A5/A4146 (Kelly’s Kitchen) Roundabout. 
 

7.20 The final consultation response from Milton Keynes Highways Officers has not 
raised an objection to the proposal, but has raised a number of issues which would 
need to be resolved prior to determination, these are listed in brief here and 
addressed in greater detail below:  
 

 Upgrading of the full length of Brickhill Street to grid road standard. 

 Mitigation scheme requirement at the A5/A4146 roundabout agreed between 
Highways England and the applicant and resulting impacts on queueing on local 
roads.  

 Required improvements to the Tilbrook and Walton Park Roundabouts. 

 Redway requirement along the full length of Brickhill Street. 

 Public Transport provision. 
 
Upgrading Brickhill Street to Grid Road Standard 
 

7.21 Policy SD14 of Plan: MK, which allocates the site, states that Brickhill Street will be 
upgraded to grid road standard as part of the development.  
 

7.22 The proposed development would include upgrading of Brickhill Street from the 
southern end of the site up to the roundabout at the new site entrance in 
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recognition of the key link between the A5 and south Milton Keynes provided by 
Brickhill Street. This should measure 60m in width in accordance with Plan: MK 
policy CT8 However, the proposal would not include the upgrading of the entire 
length of Brickhill Street adjacent to the site and instead proposes to provide an 
area as reserved land for future grid road upgrading to take place, this reserve 
would provide 30m in width or half the amount required for a grid road reserved 
under policy CT8. This is contrary to policy which is addressed below.  
 

7.23 Paragraphs 6.58-6.64 of the Transport Assessment sets out why the upgrading of 
the entire section of Brickhill Street to a Grid Road is not required for capacity 
reasons. MKC Highways Officers response recognises that this does not comply 
with site allocation policy SD14 (as well as the draft Development Framework) but 
concur with the view of the Transport Assessment that the upgrading is not 
required to enable the development. On this basis it is not considered that there is 
an unacceptable impact in highways terms from non-compliance with this element 
of policy SD14.  
 

7.24 As mentioned, the application proposes to provide an area as reserved land for 
future grid road upgrading to take place. The width and details of this have not 
been agreed, but MKC Highways Officers response states that this could be 
addressed via planning condition. They have also stated that based on the 
Indicative Masterplan, an appropriate width of grid road upgrade/reserve can be 
provided. The response also states that due to the presence of an Anglian Water 
compound, widening along the entire relevant width of Brickhill Street would not be 
possible at present as this is outside the applicant’s site ownership and power to 
control, but that the grid road reserve should still be provided.   
 
Impact on A5/A4146 (Kelly’s Kitchen) Roundabout and Highways England 
Consultation Response  
 

7.25 The consultation response from Highways England states that they are already in 
consultation with the applicant’s transport consultant team, BWB Consulting Ltd 
(BWB), for transport assessment reviews since pre-application stage. Following the 
recent submission, they have requested more time to complete reviews and 
recommend that planning permission is not granted before 28 February 2020 to 
allow sufficient time to address the transport safety issues on the strategic road 
network. Discussions have continued with Highways England, and while there 
response was not available at the date of publication of Committee reports, they 
have indicated that they will provide a response prior to the Development Control 
Committee meeting.  
 

7.26 This junction has been assessed using a VISSIM microsimulation model and the 
results are summarised in Paragraphs 7.13-7.32 of the Transport Assessment. 
Impacts on queuing at the junction have been assessed both with and without the 
major improvement scheme secured as part of the Eaton Leys proposals. The 
assessment shows that the impact from this development is relatively minor in 
terms of queue lengths in the short term. Once background growth and committed 
developments are included the picture is less clear and the TA acknowledges that 
journey times across the junction will increase. However, the assertion in the TA is 
that this is due primarily to traffic growth and other development (such as Eaton 
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Leys), which generate more significant volumes of peak hour traffic. The response 
from MKC Highways Officers does not raise any objections or concern in relation to 
these findings. The MKC Highways Officers response also notes the Highways 
England holding response mentioned above.  
 

7.27 On this basis, while there is no formal objection to the proposal from Highways 
England, the scheme cannot be recommended for approval in relation to 
A5/A4146/Brickhill Street roundabout transport safety issues on the strategic road 
network. 
 
Mitigation of Highway Impacts/Roundabouts 
 

7.28 The Transport Assessment (TA) considers the impacts of the development on 3 
local junctions; the Brickhill Street / Station Road mini-roundabout is considered in 
Paragraphs 7.33-7.42, Tilbrook Roundabout is considered in Paragraphs 7.43-7.47 
and Walton Park Roundabout in Paragraphs 7.48-7.54. The findings are 
summarised below: 
 
Brickhill Street/Station Road Mini-Roundabout 

7.29 The assessment concludes that, due to the nature of the proposed uses with the 
main impact at the junction outside peak hours, no mitigation is required. MKC 
Highways Officers response states that the protected land for the future upgrading 
of Brickhill Street should include sufficient land to improve this junction to a 
minimum 40m ICD roundabout or suitable alternative to allow HGV provision and 
capacity. MKC Highways Officers have not been provided with details on this 
matter which was previously requested. Based on MKC Highway Officers previous 
comments, this could be addressed via a planning condition and so would not 
represent a reason for refusal.  
 
Tilbrook Roundabout 

7.30 The TA finds that the impact at this junction would be minimal based on 
improvements that would be provided by other nearby committed developments. 
MKC Highways Officers view is that while this is acceptable in principle, this would 
need to be secured through a legal agreement so that the improvements are 
provided through this scheme, should other developments not proceed. 
 
Walton Park Roundabout 

7.31 The TA concludes that a mitigation scheme would sufficiently improve the operation 
of this junction to offset the impact of the development. MKC Highways Officers 
have found that the mitigation scheme proposed appears to be acceptable could be 
secured through a legal agreement.   

 
Bow Brickhill Level Crossing/East West Rail  
 

7.32 The impact of development on the crossing has been assessed and the Transport 
Assessment (TA) concludes that the proposal would have a minimal impact on 
queuing on the approaches to the crossing. 
 

7.33 Based on the TA, queues at the crossing are, as expected, longest during the peak 
periods (08.00-09.00 & 17.00-18.00) and therefore these periods have been 
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assessed. The average time for the barriers being closed is stated as 3m31s, which 
seems reasonable. Observed barrier closed times in the two peak hours is given in 
the TA and averages approx. 2m48s. MKC Highways Officers have concluded that 
whilst the development is potentially adding to queues, the impact is not significant 
and so on this basis, they do not believe that the impact of the development would 
be harmful in relation to this level crossing and do not object on this basis.  
 

7.34 A future consideration on this crossing is ‘East West Rail’. The route between 
Bletchley and Bedford is currently being assessed as part of East West Rail, in 
respect of the infrastructure interventions and upgrades that will be required to 
deliver a future train service between Oxford and Cambridge.  
 

7.35 Plan: MK: MK Policy CT1 ‘Sustainable Transport Network’ states inter alia that MK 
Council will ‘Continue to engage with relevant stakeholders along the East-West 
Rail line and Expressway to identify operational benefits, which provide additional 
support for a more sustainable transport strategy and/or economic growth of the 
city’.  
 

7.36 The MKC Transport Policy team consultation response has stated that there is a 
strong likelihood that, due to the East West Rail project, the Bow Brickhill level 
crossing may have to close and be replaced by a bridge. They are currently 
undertaking scoping works being undertaken to clarify how much land, if any, would 
need to be safeguarded to construct a bridge. This land would need to be west of 
the level crossing and the intention is to clarify this by February 2020. At the time of 
completing this report, discussions are underway with the applicant, who has 
indicated that they are willing to co-operate in relation to safeguarding land to 
construct a bridge, although nothing has yet been confirmed.  
 

7.37 The consultee response from East West Rail Company agreed that it is very likely 
that the route between Bletchley and Bedford will require a level of upgrading which 
includes the consideration of level crossings such as the one at Bow Brickhill. 
However, the response is unable to confirm the exact requirements in relation to 
the railway crossing in the area at this time. The response does not raise any 
objection to the proposal, but does state that any increase in road and rail traffic will 
need to be considered as part of the ongoing scoping work, and may influence 
what is required to allow an increase in capacity along the route in line with 
Network Rail’s normal road crossing assessment criteria. 
 

7.38 MKC Highways Officers have noted the Transport Policy team response, but have 
stated it is unclear what the status of this exercise has in terms of determining the 
planning application and have reiterated their view that the current impacts from the 
development clearly do not have an unacceptable impact. While the scoping 
exercise for future land safeguarding is clearly important, no formal objection or 
holding response has been made by either MKC Transport Policy or East West Rail 
Company. On this basis, referring to relevant policy, while it would be unfortunate if 
land was not safeguarded, this issues does not represent a reason for refusal in 
relation to this specific development on an allocated site.  
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Potential Transport Schemes 
 

7.39 MKC Highways Officers have noted in their consultation response the potential 
issues of the (Oxford-Cambridge) Expressway and a possible Rapid Mass Transit 
route which were raised in the MKC Transport Policy Team consultation response. 
MKC Highways Officers view is that, while both of these schemes may be brought 
forward in the future and both may be located close to the site, neither have 
sufficient certainty to make a clear recommendation at present. 
 
Public Transport/Bus Service  
 

7.40 The submitted Transport Assessment refers to public transport provision in 
Paragraphs 7.7-7.11, but there is no commitment to services. MKC Highways 
Officers response states that it is essential that a frequent service, from early 
morning to late evening, including weekends, is provided to this site given its likely 
round-the-clock operation. A consultation response from MKC Public Transport 
Officers has requested provision of a financial contribution towards a bus service at 
the site. Negotiations on these issues have not been concluded so at present there 
is no financial contribution secured in relation to this, which would be considered 
unacceptable, contrary to Plan: MK policy CT5. 
 
Redways/Cycle and Pedestrian Access 
 

7.41 There is no Redway provision proposed long the section of Brickhill Street north of 
the new Roundabout. In an earlier consultation response, MKC Highways Officers 
objected on the basis that this was an essential piece of infrastructure. The 
response also found that while a Redway would be provide through the site this 
would require additional road crossing, would have reduced legibility of the route 
and would not be in line with MKC’s programme of provided Redway ‘Super 
Routes’ on many grid roads including Brickhill Street.  After discussion, MKC 
Highways Officers recognised that the Anglian Water compound which juts in to the 
applicant’s site ownership would create difficulties in providing the Redway. 
However, the Redway could still technically be provided with a fairly limited impact 
on future site layout and it is an important policy requirement as highlighted above. 
On this basis, the Redway provision along Brickhill Street should still be provided in 
addition to the proposed Redway through the site connecting the V10 Redway 
Super Route north of the level crossing with the existing Redway provision at the 
A5 Kelly’s Kitchen roundabout.  
 

7.42 MKC Transport Policy consultation response states that the Redway being 
provided would need to accord with the new Redway Design Guide being adopted 
in 2020. In addition to the Redway improvements within the site and across the site 
frontage, a contribution is expected to the wider Redway super route programme to 
fund an upgrade of the V10 (Brickhill Street) Super Route including adjacent to 
Walton Park. This would be an attractive cycle and walking route and would be well 
used by employees and visitors. MKC Highways Officers have also supported a 
contribution to the Redway along Brickhill Street as part of any planning approval.  
 

7.43 Pedestrian access is considered acceptable, including in regard to the Public 
Rights of Way which will be retained.  
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Noise/Air Pollution 
 

7.44 The response from MKC Environmental Health Officers has raised no objection in 
relation to environmental issues. On this basis, the scheme is considered 
acceptable in accordance with Plan: MK policy NE6.  
 
Parking  

 
The submitted application form indicates that the scheme would provide 2,557 
spaces which is similar to what would be required under MKC parking standards. 
The proposal has not been fully assessed for parking as this is would be 
considered as a reserved matter. The scheme would be accepted to provide 
parking in line with MKC parking standards.  
 
Conclusion  
 

7.45 As stated in the body of the section above, MKC Highways Officers have not raised 
an objection to the proposal in principle. However, they have raised a number of 
issues that would need to be resolved prior to planning permission being issued. 
The first set of concerns can be summarised as requiring financial contributions 
towards road and roundabout improvements, towards Redway provision and 
improvements and also increased public transport provision. These would be 
required to ensure that the scheme is acceptable in highways and transport terms 
and these views have been echoed by MKC Transport Policy Officers. Planning 
obligations and s.106 discussions did not reach an advanced stage and these 
issues could not be secured via planning condition as a number of the 
requirements are outside the applicant’s site boundary. Therefore, it has not been 
demonstrated that the necessary transport provision as highlighted have been 
provided and on this basis, the scheme is considered unacceptable, contrary to 
Plan: MK policies INF1, CT1 CT2, CT3, CT5 and SD14  of Plan: MK.  
 

7.46 Furthermore, based on the Highways England holding response, in relation to 
transport safety issues on the strategic road network it cannot be confirmed at the 
date of determination at the scheme will be acceptable in this regard and for this 
reason the proposal is considered unacceptable.    
 

7.47 The issues related to future transport schemes, comprising East West Rail, the 
Road Expressway and any future mass transit schemes are more complex. It is not 
considered that there is sufficient weight of evidence, when considered against the 
site allocation within Plan: MK and the MKC Highways Officers response to 
consider the scheme unacceptable on this basis.  
 

7.48 In relation to grid road, MKC Highways Officers have found that the proposal to 
only upgrade part of the grid road and provide the remainder as limited grid road 
reserve is acceptable in terms of highways impact. Redway should be provided 
along the full length of Brickhill Street, and this is not shown on the Indicative 
Masterplan. However, this land is within the applicant’s site ownership and the 
limited land take required in providing the Redway makes it possible to be provided 
in principle. It is considered that had the application been otherwise acceptable 
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these issues could have been secured via planning condition, even though it 
relates to access and on this basis does not form part of the reason for refusal.  
 
c) Visual Impact/Appearance and Landscaping  
 

7.49 Plan: MK policies D1, D2, D3, seek high quality design. In addition, section 12 of 
the NPPF and in particular paragraph 127 provides guidance in respect of design 
considerations for development. A primary aim of the NPPF is to contribute to and 
enhance the natural and local environment  
 

7.50 Site allocation policy SD 14 states in relation to  landscape, appearance and visual 
impact: 
 
4. A green open space link will be created on the site, linking into Caldecotte Lake to the north and 

providing future opportunity to link the park to the south/east. The open space link should include 

access and connectivity to Caldecotte Lake with mechanisms in place for its sustainable 

management over the long term and balancing ponds as part of a Sustainable Urban Drainage 

system across the site. 

6. Building heights should be informed by the Landscape and Visual Impact Assessment (LVIA) and 

should avoid unacceptable impact on the wider landscape and heritage assets. 

7. The design and appearance of buildings should be sensitive to the neighbouring uses, with 

development fronting Brickhill Street being sensitive to views into the site from the wider landscape. 

Buildings should be designed to provide an attractive entrance to Milton Keynes from the south. 

8. Existing vegetation to site boundaries should be maintained and enhanced to screen the 

development from wider views where a LVIA deems this necessary. New planting should be of 

native species to mitigate the loss of hedgerows necessary to facilitate development. 

  
7.51 The scheme is an outline application with appearance, landscaping, layout and 

scale as reserved matters to be considered at a later stage. Therefore, these 
issues can only be considered to a limited extent. However, an Indicative 
Masterplan showing a provisional site layout has been submitted and development 
of this scale would be needed to provide the amount of floor space specified in the 
submitted application form and supporting documents. It has been indicated on the 
Planning Statement that the tallest buildings could be up to 24 metres in height.  
 

7.52 It is noted that objections have been received in relation to the visual impact related 
to the development.  
 

7.53 A Landscape and Visual Impact Assessment (LVIA) has been submitted with the 
planning application. This appraises the site context in landscape terms and 
assesses the effect of the proposed development in line with GLVIA3 (Guidelines 
for landscape and Visual Impact Assessment 3 Edition), which is standard 
methodology.  
 

7.54 The findings of the submitted LVIA are that the proposal does cause some harm 
due to the loss of agricultural land. However, it also finds that the current site does 
not at present contribute particularly positively to the landscape or townscape 
setting and is heavily influenced by nearby urbanising features such as the A5 road 
corridor adjacent to the site. Furthermore additional planting is to be implemental 
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on site boundaries and within the site to ensure a contribution to local green 
infrastructure.    
 

7.55 The Council’s Landscape Officer has objected on the basis of loss of landscape 
assets including trees, copses and hedgerows. Furthermore that the proposal 
provides minimal space for new landscaping and trees which would not mitigate the 
losses.  
 

7.56 In relation to the LVIA, the Council’s Landscape Officer has objected that the LVIA 
has not fully taken in to account the impact of the larger warehouses on the 
Scheduled Monument of Magiovinium which is a short distance to the west of the 
site. The response also states that the proposed landscape will not sufficiently 
screen the impact of the development along Brickhill Street and that visual amenity 
buffers of 30m of woodland planting are needed in addition to any proposed 
easements, structures and paths or other surfacing. Officers note these comments 
and acknowledge that the visual impact of this scale of employment development is 
likely to be considerable in the immediate vicinity.  
 

7.57 However, there are significant setbacks from the edge of the site shown on the 
submitted Indicative Masterplan, particularly along the western side adjacent to the 
Scheduled Monument, partly to accommodate the leisure route/green link, although 
it is acknowledged that this would be unlikely to accommodate buffers of 30m 
woodland planting requested . A significant setback will also be provided along the 
north to accommodate the PROW (public right of way). The form of landscaping 
that will be provided has not been specified as landscape is a reserved matter. 
Furthermore, while the response from Historic England did raise the impact on the 
Scheduled Monument, it also noted that this was at the lower end of less than 
significant harm. The response from the MKC Archaeologist also did not object on 
this basis.  
 

7.58 The Development Framework drawing submitted with the application, as a 
supporting document, indicates smaller buildings closer to Bow Brickhill. This is 
broadly in line with MKC’s draft Development Framework and a ‘Gateway’ of 
prominent buildings to the south-west near the A5 roundabout, but also near the 
Scheduled Monument.  

 
7.59 While the extent of built footprint on the site would be considerable, the design of 

the buildings will have an important impact on appearances, which, along with 
layout and scale are reserved matters and impact on neighbouring amenity in terms 
of visual impact would be addressed fully in any upcoming reserved matters 
application. It is noted that MKC Design Officers have not raised any objection to 
the proposal in relation to design or appearance.   

 
7.60 Overall, the concerns raised are not sufficient to refuse this outline application as 

these matters can be addressed to a large extent at reserved matters stage.   
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d) Heritage and Archaeology 
 
Relevant Policy  
 

7.61 NPPF policy 196 states that where a development proposal will lead to less than 
substantial harm to the significance of a designated heritage asset, this harm 
should be weighed against the public benefits of the proposal including, where 
appropriate, securing its optimum viable use. Paragraph 197 of the NPPF deals 
with undesignated heritage assets as follows: The effect of an application on the 
significance of a non-designated heritage asset should be taken into account in 
determining the application. In weighing applications that directly or indirectly affect 
non-designated heritage assets, a balanced judgement will be required having 
regard to the scale of any harm or loss and the significance of the heritage asset.  
 

7.62 Policy HE1 of Plan: MK ‘Heritage and Development’ relates to heritage assets, 
including archaeology. Paragraph I of this policy states that proposals will be 
accompanied by appropriate documents where development is affecting a site of 
known archaeological interest. Also relevant is paragraph F which echoes the 
NPPF and states that proposals which result in harm to the significance of non-
designated heritage assets will be resisted unless the need for, and benefits of the 
development clearly outweigh the harm, taking into account the asset's significance 
and importance, and only once all feasible solutions to avoid and mitigate that harm 
have been fully implemented.  
 

7.63 Plan: MK Policy SD1 ‘Place-Making Principles for Development’ which relates to 
strategic scale development and strategic urban extensions states in paragraph 19 
that development should ensure consideration is given to the historic environment 
in accordance with HE1. Plan:MK Policy SD9 ‘General Principles For Strategic 
Urban Extensions’ states inter alia that proposals should be supported by or 
incorporate: An archaeological investigation (with reference to the Historic 
Environment Record and further assessment if required)… to inform the layout of 
development. 
 

7.64 Plan:MK Policy SD14 , the Site Allocation for this site state in paragraph (9) that: 
 “A desktop Archaeological Assessment should be undertaken to understand the 
likely presence of archaeological remains within the site. The recommendations of 
the Assessment will be implemented prior to each phase of development 
commencing. It may be necessary to undertake a field investigation to understand 
the archaeological potential and significance of this site and to inform the layout of 
development. 
Archaeological Significance of the Site  
 

7.65 The staged archaeological evaluation and assessment of the application site 
commenced in 2015 with the production of a desk based assessment which 
identified the potential for the presence of extensive and significant archaeological 
remains related to the nearby scheduled Roman Town of Magiovinium and Roman 
Fort (National Heritage List no. 1006943). Magiovinium is named in the 3rd century 
AD ‘Antonine Itinerary’ and is the only scheduled Roman town in Buckinghamshire. 
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7.66 The subsequent geophysical survey and trial trench evaluation confirmed the 
presence of archaeological remains dating from the Iron Age to post-Medieval 
period. Of particular significance are the remains of a Roman street (c.250m in 
length) and adjacent areas of urban settlement, craft and industry associated with, 
or forming part of, Magiovinium located in the southern part of the site – referred to 
by the applicant as ‘Unwins Land’ (Area 2 shaded orange on Fig. 1 in Appendix). 

 
7.67 This buried archaeology survives particularly well as it is overlain by a substantial 

area of well-defined ridge and furrow earthworks representing part of the former 
medieval open fields of Bow Brickhill parish. This indicates that, unlike the majority 
of the nearby Scheduled Monument, this area of the Roman town has not been 
subject to potentially damaging modern ploughing. 
 

7.68 Key points regarding this area of well-preserved remains are: 
1. The remains date from the 1st to the 4th centuries AD with indications of 
underlying earlier Iron Age activity. 
2. A roman road / street comprising a cambered metalled surface of between 4.5m 
and 10.7m in width survives to a length of c.250m. 
3. There is evidence for substantial buildings including some of brick construction 
with tiled roofs. 
4. High status pottery is present including regional wares and imported decorated 
Samian wares (France) and amphorae (Spain), as well as indications of pottery 
kilns, iron working and other craft activities. 
 

7.69 This amended application includes a Supplementary Heritage Assessment (SHA) 
as the previously submitted assessment was regarded as inadequate. An 
Environmental Statement (ES) containing a chapter on ‘Heritage and Archaeology’ 
(Ch. 5) has also been included in response to an EIA Screening Direction from the 
Secretary of State which considered that the development is: Likely to have 
significant effects on the environment, in particular the potential to impact on 
heritage assets which are either of national importance, or potentially of national 
importance. 
 

7.70 Based on the comments from the MK Council’s Archaeologist, the development 
proposal will result in the total loss of buried archaeological remains within the site 
boundary, which is discussed in the section below.  
 
Assessment/Consultation Responses  
 

7.71 The response from MK Council’s Archaeologist has raised an objection to the 
proposal for four key reasons which are summarised below:  
1. The proposed development will lead to the total loss of significant buried 
archaeological remains of probable national significance comprising a metalled 
Roman street (c.250m in length) and adjacent areas of urban settlement (buildings) 
forming part of the Roman town of Magiovinium. 
2. Heritage Assessment is unsatisfactory in its characterisation of the most 
significant buried archaeology. 
3. No clear and convincing justification for total loss of heritage assets of 
archaeological interest or adequate consideration of alternative forms of mitigation 
e.g. by retention of most significant remains within an amended layout. 
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4. Environmental Impact Assessment methodology is inconsistent leading to 
conclusion that proposal will not have a significant environmental effect in relation 
to archaeology. 
 

7.72  These objections are echoed by the Historic England consultation response.  
 

7.73 The significance of the assets and their loss (objection 1) has been addressed in 
paragraph 7.62- paragraph 7.67 above. 
 

7.74 In terms of the characterisation of the archaeological findings (objections 2 and 4) 
and inconsistent methodology, MK Council’s Archaeologist consultation response 
highlights significant concerns with the submitted Archaeological Assessment as it 
conflates the different locations of the findings in making its conclusion to the 
detriment of the most valuable remains and also downplays the evidence in the 
form of artefacts that has been recovered from the site. The Historic England 
consultation response reaches the same conclusion and also states that the 
proposal downplays the significance of the remains and does not follow good 
practice in terms of mitigation. 
 
Justification/ Mitigation Hierarchy  
 

7.75 The MKC Archaeologist consultation response (objection 3 above) finds that there 
is not sufficient consideration given to the conservation of the most significant 
remains within open space as part of a revised layout. This area highlighted on the 
plan as the most significant assets comprises circa 7% of the allocated site area or 
around 4 Ha. The consultation response goes on to state there is also a lack of 
justification for the total loss of the buried archaeological remains within the site. .  

7.76 The Historic England initial consultation response states that good practice in 
considering mitigation is set out in DMRB (Design Manual for Roads and Bridges 
paragraph 3.2.3), which states that environmental assessment and design shall 
incorporate mitigation measures using a hierarchical system as follows: 
1) avoidance and prevention: design and mitigation measures to prevent the effect 
(e.g. alternative design options or avoidance of environmentally sensitive sites); 
2) reduction: where avoidance is not possible, then mitigation is used to lessen the 
magnitude or significance of effects; 
3) remediation: where it is not possible to avoid or reduce a significant adverse 
effect, these are measures to offset the effect. 
 

7.77 It is not considered that the submission has satisfactorily addressed the hierarchy 
in regard to avoidance and prevention, reduction or remediation. Overall for the 
reasons above the scheme has not demonstrated that the impact on areas of 
archaeological interest has been properly taken into account or justified, which is 
contrary to paragraph 197 of the NPPF and Plan:MK policies HE1 and DS1 (19).  
 
Scheduled Monument 
 

7.78 The Historic England consultation response also states that the scheme will result 
in some harm to the significance of the schedule monument (View point 7 in the 
submitted LDVIA). This will be less than substantial harm. There is no formal scale 
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for less than substantial harm but in this case it would certainly be at the lower end. 
On this basis, it would not contribute to an unacceptable impact in planning terms. 
 
Other Archaeological Considerations 
 

7.79 The response from MKC Archaeologist does accept that the remainder of 
archaeological remains within the site, but outside Area 2 (the area of high 
significance as shown on the plan in Appendix are of regional or lower significance 
and so their loss would not be resisted.  
 
Archaeology Summary and Conclusion 
 

7.80 Relevant national and local policies as highlighted above require that the 
assessment of an application should be weighed in regard to the scale of any loss 
and the significance of the heritage asset. In this instance the result would be the 
entire loss of archaeological remains of high and possibly national significance 
 

7.81 National and local policy, including the site allocation Plan:MK policy SD14 also 
state that this loss could only be acceptable once avoidance and mitigation 
strategies have been fully implemented and that significant archaeological findings 
should be used to inform the layout of the development. It is not considered that 
avoidance or mitigation strategies, including a revised site layout to avoid the 
relatively small section of the site affected has been considered or addressed 
satisfactorily.  
 

7.82 It is recognised that the application is for outline permission including access, with 
layout as a reserved matter. However, based on the submitted indicative 
masterplan, the amount of floorspace stated on the application form and the 
submitted archaeological documents, the strong indication is that the scheme will 
necessitate the total loss of the most significant areas of archaeological remains.  
 

7.83 Paragraph 197 of the NPPF and Plan:MK policies HE1 state that development 
which will result in this degree of harm to be resisted unless the benefits of the 
development clearly outweigh the harm. It has been established that there would 
be a significant level of harm to archaeology on site. However, the benefits of the 
scheme are also significant and are addressed within the report, with the balance of 
harm v benefit weighed in the final conclusion.  
 

e)  Biodiversity/ Trees and Hedgerows 
 

Relevant Policy  
 

7.84 NPPF policy 170 d states inter alia that planning policies and decisions should 
contribute to and enhance the natural and local environment by protecting and 
enhance site of biodiversity, minimising impacts on and providing net gains for 
biodiversity. NPPF policy 175 states that if significant harm to biodiversity resulting 
from a development cannot be avoided or adequately mitigated or as a last resort 
compensated for then planning permission should be refused.  
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7.85 Policy NE1 of Plan: MK states inter alia that development proposals which would 
be likely to harm the biodiversity or geological conservation value of a site of 
countywide or local importance as shown on the Policies Maps will not be 
encouraged.  
 

7.86 Policy NE2 ‘Protected Species And Priority Species And Habitats’  states that 
where the site contains priority species or habitats, development should wherever 
possible promote their preservation, restoration, expansion and/or re-creation in 
line with Policy NE3. 
 

7.87 Policy NE3 'Biodiversity and Geological Enhancement' required developments to 
protect and wherever possible result in a measurable net gain in biodiversity. 
Furthermore the policy requires development proposals of 5 or more dwellings are 
required to use the Defra metric or locally approved Biodiversity Impact 
Assessment Metric to demonstrate any loss or gain of biodiversity. 
 

7.88 Planning Practice Guidance updated 21 July 2019: Natural Environment paragraph 
24 states the following: “Biodiversity net gain complements and works with the 
biodiversity mitigation hierarchy set out in NPPF paragraph 175a. It does not 
override the protection for designated sites, protected or priority species and 
irreplaceable or priority habitats set out in the NPPF. Local planning authorities 
need to ensure that habitat improvement will be a genuine additional benefit, and 
go further than measures already required to implement a compensation strategy.” 
 
Biodiversity Assets within the Site 
 

7.89 The proposed development is located within the A5, River Ouzel and Woburn – 
Bletchley Wildlife Corridors. In Milton Keynes, Wildlife Corridors are recognised as 
being important habitats which are afforded the same importance as Local Wildlife 
Sites, protected by Plan: MK policy NE1. Local Wildlife Sites have high ecological 
value and it is likely that sites in close proximity will also have higher species 
richness and diversity.  
 

7.90 No Biodiversity Impact Assessment calculation or detailed Biodiversity 
Enhancement Scheme have been submitted with the application to provide a 
detailed measure of what the existing biodiversity assets on site are and the way in 
which an uplift would be provided in accordance with policy NE3 of Plan: MK.  
 

7.91 An Ecological Appraisal has been submitted in support of the application. This 
includes site surveys to record species. The Executive Summary states that the 
width of the Wildlife Corridor to the west will be reduced but enhanced as part of a 
linear park and to the north it would be retained. The lowland meadow is referred to 
as poor quality, hedgerows; mature Black Poplar tree, woodland and stream are 
acknowledged in the Appraisal as important ecological features. It is stated that the 
loss of these habitats will be mitigated/compensated for through new habitat 
creation, re-routing of the stream and enhanced habitat created with new and 
retained habitats subject to management. Each of these will be addressed in more 
detail below:  
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7.92 Lowland Meadow: The Appraisal identifies fields F3 and F4 under this designation 
and states that while the habitat is considered of relatively low quality it is of District 
level value and forms an important ecological feature and officer snot that this is a 
designated Priority Habitat. It also indicated that the Lowland Meadow area is 
located within the development footprint. It is proposed to create a new meadow of 
2Ha within the linear park to the west of the site, which the Appraisal claims would 
create an enhanced habitat with greater diversity and would offset the loss of the 
existing Lowland Meadow.  
 

7.93 Hedgerows: The Appraisal identified one species-rich one hedge (H5 on Appraisal 
plan) as ecologically important with all of the hedgerows considered as Priority 
Habitat based on the definition within Biodiversity Reporting and Information Group 
2011 ‘UK Biodiversity Action Plan (BAP) Priority Habitat Descriptions’ The on-site 
hedgerow network is considered to be of Local to District level value and form an 
import ecological feature. The internal hedgerows and trees will be lost to facilitate 
the development and for access. This is considered in the Appraisal of minor 
ecological importance and new species-rich hedgerows will be included within the 
scheme to partially compensate for proposed losses and retained hedgerows will 
be enhanced.  
 

7.94 Trees: The Appraisal also identifies a number of trees on the site and states that 
some of the mature trees are of ecological interest in their own right, but that this 
would be offset through planting. In terms of the three on site woodlands all of 
these would be lost as part of the proposal, but re identified as of relatively low 
ecological value with new woodland copses created within the proposed linear park 
to partially compensate for this.  

 
7.95 Overall, the submitted Appraisal concludes that while there would be a loss of 

biodiversity assets on site, these would be partly mitigated on site and as a result 
the impact would only be limited. However, this view is at odds with the MKC 
Biodiversity Officer consultation response which is discussed below:  

 
Biodiversity Assessment  
 

7.96 The Council’s Biodiversity Officer consultation response objects to the proposal, 
which can be summarised as follows:   
 

 The proposal fails to demonstrate that it would not have an adverse effect on 
biodiversity on or nearby the site. 

 

 The proposal fails to demonstrate it would not have an adverse effect on 
designated sites. 

 

 The development proposal will impact on species or habitats of protected and 
priority status.  

 

 The development proposal fails to demonstrate a measurable net gain for 
biodiversity. 

 
Measureable Net Gain and Loss of Priority Habitat  
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7.97 The consultation response finds that the site contains significant biodiversity assets 
including a Lowland Meadow in the south-western part of the site that measures 
approximately 6 hectares in area and is defined as a Priority Habitat. This is both 
nationally and locally rare, with consultation response stating that there is just 9.5 
hectares of lowland meadow within Milton Keynes including this site and is of 
significant biodiversity value. The Bucks & MK Biodiversity Action Plan (BAP) target 
is to increase Lowland Meadow by 33%. 
 

7.98 The hedgerows, which run through the site, are identified in the consultation 
response as a Priority Habitat under the Bucks & MK BAP as well as a Habitat of 
Principle Importance under the NERC Act 2006. The Ponds, which are a Habitat of 
Principle Importance as well as a Priority Habitat. 
 

7.99 As per local and national policy, development should follow the mitigation hierarchy 
by avoiding harm and as a last resort provide compensation. The loss of 
hedgerows to facilitate development is accepted in policy SD14 subject to 
acceptable mitigation. However, as mentioned above, a Biodiversity Impact 
Assessment calculation and a Biodiversity Enhancement Scheme that demonstrate 
a measurable net gain for biodiversity have not been submitted. On this basis, it is 
considered a net gain in biodiversity has not been demonstrated which is contrary 
to policy NE3 of Plan: MK and 175 of the NPPF.   
 

7.100 However, while applying the mitigation hierarchy is an appropriate measure in 
response to biodiversity impacts over the wider site, this would appear to be in 
conflict with Planning Practice Guidance in relation to areas of Priority Habitat 
within the site. This is based on Natural Environment Guidance Paragraph: 024 
Reference ID: 8-024-20190721, Revision date: 21 07 2019 which states that 
biodiversity net gain does not override the protection for priority habitats. This is of 
particular concern in relation to the Lowland Meadow which is a Priority Habitat and 
is locally rare. This is supported by Plan: MK policy NE2 which seeks the 
preservation or priority habitats wherever possible. While it is acknowledged that 
the Priority Habitats are of lower quality relative to their designation, the NPPF 174 
b) quite clearly refers to the conservation, restoration and enhancement of priority 
habitats. On this basis, the proposal would be contrary to NPPF paragraph 174b 
and Plan: MK policy NE2.  
 

7.101 As with the archaeological section of this report, it is noted that the application is for 
outline permission, with access included and layout is a reserved matter. However, 
based on the submitted indicative masterplan, the quantum of proposed 
development and other submitted technical documents, the strong indication is that 
the proposal would result in the loss of biodiversity assets on site as described and 
the assessment has been made on this basis.  
 

7.102 The site is allocated for a large scale employment scheme under Plan: MK and the 
economic benefits of the scheme are addressed and highlighted in the relevant 
section of this report. However, this does not override other policies and the 
application has not demonstrated that it would provide a net gain in biodiversity or 
provide an acceptable justification for the loss of Priority Habitat on site, contrary to 
NPPF policies 170 (d), 174 (b) and 175, Plan:MK policies NE2 and NE3 and the 
Natural Environment Guidance Paragraph: 024  as indicated above.  
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f) Drainage and Flood Risk 
 

7.103 Plan: MK policies FR1 and FR2 addresses issues related to managing flood risk 
and sustainable drainage systems. The application site falls within Flood Zone 1 
which is the lowest risk Flood Zone.  
 

7.104 A full Flood Risk Assessment and Sustainable Drainage Statement have been 
submitted with the application and would not create a harmful increase in flood risk. 
This is subject to the proposed flood mitigation strategies, which includes measures 
related to the two ordinary watercourses that are present on site, which will be 
diverted to facilitate the development. Measures will also involve alterations to the 
round levels. Surface water run-off will be controlled and discharged to the local 
water course at the equivalent greenfield rate and attenuated storage will also be 
provided.  
 

7.105 MKC Drainage Officers have raised no objection the proposal, subject to standard 
conditions and the same applies to Anglian Water and the Bedford Internal 
Drainage Board. On this basis, the scheme is considered to be in compliance with 
Plan:MK policies FR1 and FR2.  
 
g) S.106/Planning Obligation Matters 

 
7.106 Plan: MK Policy INF1 'Delivering Infrastructure' states that a new development that 

generates a demand for infrastructure, facilities and resources will only be 
permitted if the necessary on and off-site infrastructure required to support and 
mitigate the impact of that development. 
 

7.107 The proposal would need to provide financial contributions for necessary 
infrastructure to mitigate the impact of the development, in particular in relation to 
the transport network, in terms of road, cycle and public transport provision. No 
formal or informal agreement has been reached in terms of a financial contribution 
at the time of writing this report. On this basis, it is considered that the proposal 
would fail to mitigate the impact of development, contrary to Plan: MK policies 
INF1, CT1 CT2, CT3, CT5, CT7 and CT8 of Plan: MK. 
h) Economic Development 
 

7.108 In terms of policy context, the NPPF places a strong emphasis on employment and 
economic development. Paragraph 8a states that an economic objective is one of 
the three overarching objectives of achieving sustainable development within the 
planning system. In terms of decision making, paragraph 38 of the NPPF 
encourages local planning authorities to work with applicants to secure 
development that will improve the economic, social and environmental condition of 
the area. This economic objective is defined as helping to build a competitive 
economy. Paragraph 81 states that planning policies should encourage sustainable 
economic growth. 
 

7.109 Policy DS3 ‘Employment Development Strategy’ states that over the plan period 
the Council will seek to grow and develop the Milton Keynes local economy and 
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capitalise on, location and business skill related activity and will encourage skill and 
training development to enable local residents to access job opportunities.  
 

7.110 Strategic Objective 5 of Plan: MK is to allocate and manage the development of 
employment land and pursue a vigorous economic development strategy so that 
the business sector and local economy are supported, existing firms can expand, 
new firms are attracted, the level of working skills among the local population is 
enhanced and the area's resident population can find employment locally. 

 
7.111 The application site is identified in Plan: MK as a strategic employment allocation. 

As such, it is a key part of delivering the plan’s development and economic 
strategy. Through the examination in public of Plan:MK, the Inspector’s Report 
identified that South Caldecotte “would be the most appropriate option for meeting 
the identified need for additional employment land in the short term.” It is, therefore, 
important that this allocation is brought forward to support the delivery of Plan: MK. 
 

7.112 The response from the Council’s Economic Development Team, states that the 
application will provide significant employment space which is consistent with the 
vision for the Council Plan 2016-2022 as a place that supports the growth of 
business. The site was allocated for employment development within Plan: MK and 
strongly supports the priorities and aims of the Economic Development Strategy 
2017-2027. The proposals will create approximately 2,050 new full-time jobs.  

 
7.113 Officers consider that the scheme complies with the policies cited above and the 

key aims of economic development within Plan: MK. 
 

8.0 CONCLUSIONS  
 
8.1 The NPPF (2019) states the purpose of the planning system is to contribute to the 

achievement of sustainable development, which is summarised as meeting the 
needs of the present without comprising the ability of future generations to meet 
their own needs. Three overarching objectives are included, comprising an 
economic objective, a social objective and an environmental objective. 
  

8.2 The significant economic benefits of the scheme are highlighted in the section 
immediately above. The site is a strategic site allocation and in this regard it is 
important to the delivery of the economic strategy set out in Plan:MK. The provision 
of significant economic and employment opportunities through development of the 
site in accordance with the site allocation is accepted and supported by officers.  
 

8.3 However, while taking these important factors in to account, there are also 
significant concerns in relation to the scheme, primarily related to harmful 
archaeological and biodiversity impacts. The loss of these assets would result in a 
high level of harm that, particularly in the case of the archaeological assets could 
not be replaced or mitigated, which has been confirmed both by MKC 
Archaeologists but also by Historic England specialists. The significant 
archaeological and biodiversity assets are geographically located in a relatively 
limited area of the site and the relevant policies clearly state that development 
should take account of these considerations in designing the scheme.  
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8.4 Policy SD14 states that the site is allocated for a minimum of 195,000 sq m of 
employment floor space while the proposal is for a scheme of over 240,000 sq m. It 
is recognised that taking account or avoiding harm to these assets would be likely 
to reduce the extent of floor space on site. However, no suitable justification has 
been put forward in this respect in relation to financial viability or need for provision 
above the minimum floor space specified in the policy.  
 

8.5 The other reasons for refusal related to highways and s.106 provision could 
potentially be overcome within the currently proposed development through use of 
planning conditions and financial or other contributions. However, at the time of 
determination of this application based, on material planning considerations these 
issues are unresolved, which is contrary to relevant policy and are therefore are 
considered to constitute reasons for refusal.   
 

8.6 NPPF Chapter 2 ‘Achieving Sustainable Development’ outlines the overarching 
objectives of the planning system, as comprising economic, social and 
environmental objectives. While the scheme provides significant economic benefits, 
these are outweighed by the environmental harm of this specific level of 
development and indicative layout and for this reason the scheme is considered 
unacceptable and recommended for refusal.  
 

 
Appendix  
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Areas of Archaeological Interest-submitted with application (Area 2 is the most 

sensitive/valuable area) 
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Indicative Masterplan (submitted with application) 
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Parameters Plan (submitted with application) 
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Opportunities and Constraints Plan (draft Development Framework) 
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A1.0 FULL CONSULTATIONS AND REPRESENTATIONS 
A1.1 Parish Council 
 
Initial comments received (21st August 2019) 
 
Letter is attached as a separate appendix  
 
Updated comments (17/12/2019) 
• At the meeting of Bow Brickhill Parish Council held on 12 December 2019, it was 
unanimously agreed that we would continue to vigorously oppose what we consider to be 
manifestly inappropriate plans for the development of the land at Bow Brickhill, known as 
'South Caldecotte'.  
 
• We are very well aware that Plan: MK clearly states that no application for the site 
can be determined until the SPD has been made. We are also very aware of MKC's 
decision to suspend the public consultation on this site and the adoption of the SPDs for it 
and the land known as 'Caldecotte Site C' pending a final decision on the route of the 
proposed Expressway. This application is, therefore, very premature.  
 
• We would refer you to the consultation response submitted on our behalf by 
Michael Rees of LRM Planning (via email to David Buckley on 21 August 2019 - Ref 
MJR/19.166) for the minutiae of our objections and to the myriad responses from local 
residents which, in the interest of democracy, must surely carry significant weight.  
 
• Therefore, Bow Brickhill Parish Council again urges Milton Keynes Council to reject 
this application. 
 
A1.2 Walton Parish Council 
 
05.12.2019 
• Walton Community Council strongly objects to this application. 
• MKC has determined that no development takes place on this site until the location 
of the Oxford to Cambridge Expressway is known. 
• The plans do not show any provision for a bridge over the railway line. The north 
east corner of the site should indicate the position of a bridge. 
• The planned development would increase congestion at Tilbrook Roundabout, and 
would lead to a big increase in traffic on Brickhill Street as people will opt to use this route 
to access the M1 as it is the most direct route to the motorway from the A5. 
• Before any full planning application is submitted, Walton Community Council would 
ask for a full, detailed traffic impact survey to be carried out. 
 
A1.3 Cllr D Hopkins- Danesborough and Walton Ward  
Initial comments received 01/08/2019- see attached Appendix Letter  
 
Updated comments received (20/11/2019)  
Instruction to the developer was no application until the route of the Expressway was 
sorted and we had negotiated land reservations for the bridge over East West rail and 
numerous other details regarding Highways and an application on this site cannot be 
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decided until the SPD is approved and work on the draft SPD has been officially paused 
by MKC. 
 
A1.4 Cllr V Hopkins - Danesborough and Walton Ward 
 
01/08/2019- see attached Appendix Letter 
 
A1.5 Cllr J Marklew Danesborough and Walton Ward 
No comment received 
A1.7 MKC Highways Officer 
 
Initial Consultation Response (20/08/2019) 
Application needs amending and/or further information required   
 
This proposal has been the subject of considerable pre-application discussions on 
transport matters. The Transport Assessment accompanying this application has been 
revised to take into account those discussions, although some issues remain outstanding. 
These are detailed below. 
 
The application is Outline, with all matters, except for access, reserved for subsequent 
approval. As a result, this response does not include comments about the indicative site 
layout or other more detailed proposals. 
 
Following the pre-application discussions and as noted in the Highway Observations of 
3rd September 2018 and 21st January 2019, there were several transport related issues 
that remain unresolved. In brief, these are: 
• Upgrading Brickhill Street to a Grid Road 
• Redway Provision 
• Public Transport 
• Kelly’s Kitchen roundabout 
 
Upgrading Brickhill Street to a Grid Road 
 
Paragraphs 6.58-6.64 of the TA set out why the upgrading of Brickhill Street to a Grid 
Road is not required for capacity reasons. The information provided is sound; however, 
the upgrading / safeguarding for upgrading is a matter of policy (SD16) and therefore the 
Council will need to consider the policy and the response.  
Policy SD16 includes the upgrading in recognition of the key link between the A5 and 
south Milton Keynes provided by Brickhill Street. The failure to allow for this upgrading is a 
significant issue that the application must address. 
 
It should be noted that whilst the proposals appear to safeguard future upgrading of the 
road with a green corridor adjacent to the existing road, there is a compound labelled 
“Anglian Water” within this area that would prevent any enhancement / widening of 
Brickhill Street. 
 
As a result, the current application fails to comply with Policy SD16 in terms of providing 
an upgrade as part of the proposal and also prevents a future upgrade by the locating of a 
utility compound in the area required for such purposes. 
 



 
 

45 

 

It is unclear on what basis the width of the reserved corridor has been determined; No 
designs for future provision have been submitted to justify the width of corridor. Whilst it 
not necessary to provide those details at this stage, the applicant should be aware that the 
width of the corridor remains a matter to be agreed. An appropriate condition would cover 
this. 
 
Redway Provision 
 
There remains no Redway provision proposed on this section of Brickhill Street. This is an 
essential piece of infrastructure that the development must be required to provide. Section 
4.11 of the updated TA states that the details of the Redway are to be agreed with the 
Council; however, it should be noted that plans (Appendix A) and statements (Paragraph 
7.2) indicate a Redway through the site, not on Brickhill Street. 
 
The TA argues (Paragraph 7.4) that the difference is around 2 minutes in journey time, 
which it asserts is not material. However, this fails to recognise the additional road 
crossings required, the reduced legibility of the route and the Council’s programme of 
providing Redway “Super Routes” on many grid roads including Brickhill Street. 
 
The lack of Redway provision alongside the full length of Brickhill Street is not acceptable 
and without the Redway link shown, the proposed means of access (to be determined in 
this application) is not considered to be acceptable. 
 
Public Transport 
 
The TA refers to public transport provision in Paragraphs 7.7-7.11, but there is still no firm 
commitment to services. It is essential that a frequent service, from early morning to late 
evening, including weekends, is provided to this site given its likely round-the-clock 
operation. 
 
The Passenger Transport team should be consulted in conjunction with local operators to 
agree a mechanism to secure the appropriate level of service to the site. Any such 
agreement should be secured as part of the Section 106 agreement that any approval will 
no doubt be subject to.  
A5/A4146 (Kelly’s Kitchen) Roundabout 
 
This junction has been assessed using a VISSIM microsimulation model and the results 
are summarised in Paragraphs 7.13-7.32 of the TA. The impacts on queuing at the 
junction have been assessed both with and without the major improvement scheme 
secured as part of the Eaton Leys proposals. The assessment shows that the impact from 
this development is relatively minor in terms of queue lengths in the short term. 
 
Once background growth and committed developments are included the picture is less 
clear and the TA acknowledges that journey times across the junction will increase. 
However, the assertion in the TA is that this is due primarily to traffic growth and other 
development (such as Eaton Leys), which generate more significant volumes of peak hour 
traffic. 
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It should be noted that this junction assessment is being reviewed by Highways England, 
which is responsible for the junction. Any mitigation sought by HE will need to be 
assessed for its impact on queuing at the non-A5 arms of the junction. 
 
Mitigation of Highway Impacts 
 
The TA considers the impacts of the development on 3 local junctions; The Brickhill Street 
/ Station Road mini-roundabout is considered in Paragraphs 7.33-7.42, Tilbrook 
Roundabout is considered in Paragraphs 7.43-7.47 and Walton Park Roundabout in 
Paragraphs 7.48-7.54. 
 
Brickhill Street / Station Road mini-roundabout 
The assessment concludes that no mitigation is required at this junction. Due to the nature 
of the proposed uses, the main impact of the development at this junction is considered to 
be outside peak hours. 
 
Whilst this may be true in capacity terms, the retention of a mini-roundabout is not 
desirable when considered against the potential increase in HGV use and the future 
upgrading of Brickhill Street. Currently the junction does not have a recorded accident 
record (no Personal Injury Accidents) and therefore a request for an improvement at this 
stage could be considered unreasonable. 
 
However, the protection of the future upgrading of Brickhill Street should include sufficient 
land to improve this junction to a minimum 40m ICD roundabout or a suitable alternative 
junction arrangement that offers comparable HGV provision and capacity. 
 
Tilbrook Roundabout 
Whilst the TA concludes that the impact at this junction is minimal, the assessment is 
based on the provision of an improvement to the junction delivered by the Red Bull 
proposals. Should that scheme not proceed and therefore not provide the improvement, 
this development should be required to do so. 
 
As a result, any approval should include a requirement to provide the Red Bull mitigation 
scheme. As it is likely that such an approval will be subject to a Section 106 agreement, 
that would seem the most appropriate mechanism. 
 
Whichever development occurs first will then provide the improvement.  
Walton Park Roundabout 
The assessment concludes that a mitigation scheme would sufficiently improve the 
operation of this junction to offset the impact of the development. The mitigation scheme 
proposed appears to be acceptable and a mechanism for securing this scheme is 
required. As it is likely any approval will be subject to a Section 106 agreement, that would 
seem the most appropriate mechanism. 
 
Other Matters 
 
Bow Brickhill Level Crossing 
 
The impact of development crossing has been assessed and the TA concludes that the 
proposal would have a minimal impact on queuing on the approaches to the crossing. 
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Queues at the crossing are, as expected, longest during the peak periods (08.00-09.00 & 
17.00-18.00) and therefore these periods have been assessed. The average time for the 
barriers being closed is stated as 3m31s, which seems reasonable. Observed barrier 
closed times in the two peak hours is given in the TA and averages approx. 2m48s. 
 
The TA states that during each period of the barrier being down (based on 3m31s) the 
number of vehicles associated with the development that would add to any queuing is as 
shown in the table below. 
 
 AM Peak PM Peak 
 Northbound Southbound Northbound Southbound 
Average Queue 40 26 117 17 
Additional Vehicles 5 8 7 4 
Total 45 34 124 21 
  
This shows that whilst the development is potentially adding to queues, the impact is not 
significant. 
 
Brickhill Street proposed dualling and New Roundabout 
 
Drawings have been submitted as part of the TA which indicate the dualling of Brickhill 
Street between the A5 and the new access roundabout as well as the layout of the 
roundabout access junction. 
 
These drawings have not been subject to any technical approval process, do not include 
provision for a Redway north of the new roundabout and have no space for pedestrian / 
cycle provision on the eastern side of Brickhill Street. 
 
Technical approval of this infrastructure, including Safety Audits, speed limit reviews and 
other details will take some time, particularly as it would involve Highways England. As a 
result, it would not be appropriate to do this while the application is live and therefore, 
although the application is not reserving Means of Access for Reserved Matters approval, 
only the location of the access and the principle of a roundabout can / should be agreed at 
this stage.  
Consequently, any approval should exclude the submitted plans and require submission 
of technical details as part of the Reserved Matters. 
 
Summary 
 
The key highway / transport issues to address are: 
• Upgrading of the full length of Brickhill Street to grid road standard is not part of the 
current proposals. Furthermore, the current proposals indicate an impediment to the future 
upgrading. A clear commitment to protecting a suitable corridor for the upgrading of 
Brickhill Street must form part of this application, such a corridor must be free of any 
compounds or other constraints and must include provision for the improvement of the 
Brickhill Street / Station Road junction as described above; 
• A Redway is required along the full length of Brickhill Street in addition to the on-
site Redway. Access to the site is not acceptable without this provision and as “Means of 
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Access” it is not a Reserved Matter, the Redway provision requires agreement as part of 
any planning approval; 
• Public Transport provision needs to be resolved prior to approval being given and 
the means to secure that provision needs to be part of the planning approval / Section 106 
agreement; 
• A mechanism to secure the improvements to the Tilbrook and Walton Park 
Roundabouts should be in place prior to the issuing of any consent; 
• The implications for queuing on local roads as a result of any mitigation scheme at 
the A5/A4146 roundabout need to be considered prior to agreement of any mitigation 
scheme being agreed between HE and the applicant. 
 
Whilst there is no objection in principle to the proposed development, planning consent 
should not be granted until each of these issues has been satisfactorily addressed. 
 
Final Consultation Response (16/01/2020) 
Further to the Highway Observations dated 20th August 2019, meetings have taken place 
with the applicant (31st October 2019) and with other council officers (29th November 
2019). 
The outcome of these meetings requires an update to the previous Highway Observations 
and this is provided below. (It should be noted that the previous Highway Observations 
referred to Policy SD16 in error, all references to Policy SD16 should read “Policy SD14”). 
Following the pre-application discussions and as noted in the Highway Observations of 
3rd September 2018 and 21st January 2019, there were several transport related issues 
that remain unresolved. In brief, these are: 
• Upgrading Brickhill Street to a Grid Road 
• Redway Provision 
• Public Transport 
• Kelly’s Kitchen roundabout 
Upgrading Brickhill Street to a Grid Road 
Policy SD14 includes the upgrading in recognition of the key link between the A5 and 
south Milton Keynes provided by Brickhill Street. Paragraphs 6.58-6.64 of the TA set out 
why the upgrading of Brickhill Street to a Grid Road is not required for capacity reasons. 
The information provided is sound; however, the upgrading / safeguarding for upgrading is 
a matter of policy (SD14) and therefore the Council will need to consider the policy and 
the response. As already stated above, the upgrading is not required to enable this 
development. 
It should be noted that whilst the proposals safeguard the future upgrading of the road 
with a green corridor adjacent to the existing road, there is a compound labelled “Anglian 
Water” within this area that would prevent any enhancement / widening of Brickhill Street. 
The applicant has made available the land within their gift, but this excludes the 
compound. 
At the 31st October meeting the applicant clarified, to an acceptable level, the width of the 
reserved land and agreed to provide drawings to demonstrate this. Those drawings do not 
appear to have been provided. The applicant should be aware that the width of the 
corridor remains a matter to be agreed; however, an appropriately worded condition could 
cover this. 
Redway Provision 
There remains no Redway provision proposed on this section of Brickhill Street. Again, 
due to the Anglian Water compound, the applicant is not in a position to provide the 
Redway along Brickhill Street within land they control. 
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This Redway is an essential piece of infrastructure that the development must contribute 
towards, notwithstanding the provision of a Redway through the site. This echoes the 
comments made in the Transport Policy team’s consultation response. 
Public Transport 
The TA refers to public transport provision in Paragraphs 7.7-7.11, but there is no 
commitment to services. It is essential that a frequent service, from early morning to late 
evening, including weekends, is provided to this site given its likely round-the-clock 
operation. 
Since the August Highway Observations there is no obvious formal response from the 
Passenger Transport team although discussions were being held. Any agreement on 
levels of service and contributions should be secured as part of the Section 106 
agreement that any planning approval will no doubt be subject to.    
    
A5/A4146 (Kelly’s Kitchen) Roundabout  
This junction has been assessed using a VISSIM microsimulation model and the results 
are summarised in Paragraphs 7.13-7.32 of the TA. The impacts on queuing at the 
junction have been assessed both with and without the major improvement scheme 
secured as part of the Eaton Leys proposals. The assessment shows that the impact from 
this development is relatively minor in terms of queue lengths in the short term.Once 
background growth and committed developments are included the picture is less clear and 
the TA acknowledges that journey times across the junction will increase. However, the 
assertion in the TA is that this is due primarily to traffic growth and other development 
(such as Eaton Leys), which generate more significant volumes of peak hour traffic.  
This junction assessment is being reviewed, as part of the review of the TA, by Highways 
England. Any mitigation sought by HE will need to be assessed for its impact on queuing 
at the non-A5 arms of the junction. It is noted that Highways England has recommended 
that the application is not determined prior to 28th February 2020 in order for that review 
to be completed.  
Mitigation of Highway Impacts  
The TA considers the impacts of the development on 3 local junctions; The Brickhill Street 
/ Station Road mini-roundabout is considered in Paragraphs 7.33-7.42, Tilbrook 
Roundabout is considered in Paragraphs 7.43-7.47 and Walton Park Roundabout in 
Paragraphs 7.48-7.54.  
Brickhill Street / Station Road mini-roundabout  
The assessment concludes that no mitigation is required at this junction. Due to the nature 
of the proposed uses, the main impact of the development at this junction is considered to 
be outside peak hours.  
Whilst this may be true in capacity terms, the retention of a mini-roundabout is not 
desirable when considered against the potential increase in HGV use and the future 
upgrading of Brickhill Street. Currently the junction does not have a recorded accident 
record (no Personal Injury Accidents) and therefore a request for an improvement at this 
stage could be considered unreasonable.  
However, the protection of the future upgrading of Brickhill Street should include sufficient 
land to improve this junction to a minimum 40m ICD roundabout or a suitable alternative 
junction arrangement that offers comparable HGV provision and capacity.  
This was another matter covered in the 31st October meeting and another matter where a 
drawing was to be provided. Again, no drawing appears to have been submitted.  
Tilbrook Roundabout  
Whilst the TA concludes that the impact at this junction is minimal, the assessment is 
based on the provision of an improvement to the junction delivered by the Red Bull 
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proposals. Should that scheme not proceed and therefore not provide the improvement, 
this development should be required to do so.  
As a result, any approval should include a requirement to provide the Red Bull mitigation 
scheme. As it is likely that such an approval will be subject to a Section 106 agreement, 
that would seem the most appropriate mechanism.  
Whichever development occurs first will then provide the improvement. 
Walton Park Roundabout  
The assessment concludes that a mitigation scheme would sufficiently improve the 
operation of this junction to offset the impact of the development. The mitigation scheme 
proposed appears to be acceptable and a mechanism for securing this scheme is 
required. As it is likely any approval will be subject to a Section 106 agreement, that would 
seem the most appropriate mechanism. 
 
Other Matters  
Bow Brickhill Level Crossing  
The impact of development crossing has been assessed and the TA concludes that the 
proposal would have a minimal impact on queuing on the approaches to the crossing.  
Queues at the crossing are, as expected, longest during the peak periods (08.00-09.00 & 
17.00-18.00) and therefore these periods have been assessed. The average time for the 
barriers being closed is stated as 3m31s, which seems reasonable. Observed barrier 
closed times in the two peak hours is given in the TA and averages approx. 2m48s.  
The TA states that during each period of the barrier being down (based on 3m31s) the 
number of vehicles associated with the development that would add to any queuing is as 
shown in the table below. AM Peak  PM Peak  
Northbound  Southbound  Northbound  Southbound  
Average Queue  40  26  117  17  
Additional Vehicles  5  8  7  4  
Total  45  34  124  21  
 
Summary  
The key highway / transport issues to address are:  
• Upgrading of the full length of Brickhill Street to grid road standard is not part of the 
current application, but is not required to enable the proposed development. The applicant 
does not control the Anglian Water compound adjacent to Brickhill Street and therefore 
would not be able to deliver the dualling in any case.  
• A Redway is required along the full length of Brickhill Street in addition to the on-site 
Redway. A contribution to this Redway is required as part of any planning approval;  
• Public Transport provision needs to be resolved prior to approval being given and the 
means to secure that provision needs to be part of the planning approval / Section 106 
agreement;  
• A mechanism to secure the improvements to the Tilbrook and Walton Park Roundabouts 
should be in place prior to the issuing of any consent;  
• The implications for queuing on local roads as a result of any mitigation scheme at the 
A5/A4146 roundabout need to be considered prior to agreement of any mitigation scheme 
being agreed between HE and the applicant.  
 
Whilst there is no objection in principle to the proposed development, planning consent 
should not be granted until these issues have been satisfactorily addressed. 
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MKC Highways Update comments (16/01/2020) 
Further to the Highway Observations dated 20th August 2019, meetings have taken place 
with the applicant (31st October 2019) and with other council officers (29th November 
2019). 
The outcome of these meetings requires an update to the previous Highway Observations 
and this is provided below. (It should be noted that the previous Highway Observations 
referred to Policy SD16 in error, all references to Policy SD16 should read “Policy SD14”). 
Following the pre-application discussions and as noted in the Highway Observations of 
3rd September 2018 and 21st January 2019, there were several transport related issues 
that remain unresolved. In brief, these are: 
• Upgrading Brickhill Street to a Grid Road 
• Redway Provision 
• Public Transport 
• Kelly’s Kitchen roundabout 
Upgrading Brickhill Street to a Grid Road 
Policy SD14 includes the upgrading in recognition of the key link between the A5 and 
south Milton Keynes provided by Brickhill Street. Paragraphs 6.58-6.64 of the TA set out 
why the upgrading of Brickhill Street to a Grid Road is not required for capacity reasons. 
The information provided is sound; however, the upgrading / safeguarding for upgrading is 
a matter of policy (SD14) and therefore the Council will need to consider the policy and 
the response. As already stated above, the upgrading is not required to enable this 
development. 
It should be noted that whilst the proposals safeguard the future upgrading of the road 
with a green corridor adjacent to the existing road, there is a compound labelled “Anglian 
Water” within this area that would prevent any enhancement / widening of Brickhill Street. 
The applicant has made available the land within their gift, but this excludes the 
compound. 
At the 31st October meeting the applicant clarified, to an acceptable level, the width of the 
reserved land and agreed to provide drawings to demonstrate this. Those drawings do not 
appear to have been provided. The applicant should be aware that the width of the 
corridor remains a matter to be agreed; however, an appropriately worded condition could 
cover this. 
Redway Provision 
There remains no Redway provision proposed on this section of Brickhill Street. Again, 
due to the Anglian Water compound, the applicant is not in a position to provide the 
Redway along Brickhill Street within land they control. 
This Redway is an essential piece of infrastructure that the development must contribute 
towards, notwithstanding the provision of a Redway through the site. This echoes the 
comments made in the Transport Policy team’s consultation response. 
Public Transport 
The TA refers to public transport provision in Paragraphs 7.7-7.11, but there is no 
commitment to services. It is essential that a frequent service, from early morning to late 
evening, including weekends, is provided to this site given its likely round-the-clock 
operation. 
Since the August Highway Observations there is no obvious formal response from the 
Passenger Transport team although discussions were being held. Any agreement on 
levels of service and contributions should be secured as part of the Section 106 
agreement that any planning approval will no doubt be subject to. 
A5/A4146 (Kelly’s Kitchen) Roundabout 
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This junction has been assessed using a VISSIM microsimulation model and the results 
are summarised in Paragraphs 7.13-7.32 of the TA. The impacts on queuing at the 
junction have been assessed both with and without the major improvement scheme 
secured as part of the Eaton Leys proposals. The assessment shows that the impact from 
this development is relatively minor in terms of queue lengths in the short term. 
Once background growth and committed developments are included the picture is less 
clear and the TA acknowledges that journey times across the junction will increase. 
However, the assertion in the TA is that this is due primarily to traffic growth and other 
development (such as Eaton Leys), which generate more significant volumes of peak hour 
traffic. 
This junction assessment is being reviewed, as part of the review of the TA, by Highways 
England. Any mitigation sought by HE will need to be assessed for its impact on queuing 
at the non-A5 arms of the junction. It is noted that Highways England has recommended 
that the application is not determined prior to 28th February 2020 in order for that review 
to be completed. 
Mitigation of Highway Impacts 
The TA considers the impacts of the development on 3 local junctions; The Brickhill Street 
/ Station Road mini-roundabout is considered in Paragraphs 7.33-7.42, Tilbrook 
Roundabout is considered in Paragraphs 7.43-7.47 and Walton Park Roundabout in 
Paragraphs 7.48-7.54. 
Brickhill Street / Station Road mini-roundabout 
The assessment concludes that no mitigation is required at this junction. Due to the nature 
of the proposed uses, the main impact of the development at this junction is considered to 
be outside peak hours. 
Whilst this may be true in capacity terms, the retention of a mini-roundabout is not 
desirable when considered against the potential increase in HGV use and the future 
upgrading of Brickhill Street. Currently the junction does not have a recorded accident 
record (no Personal Injury Accidents) and therefore a request for an improvement at this 
stage could be considered unreasonable. 
However, the protection of the future upgrading of Brickhill Street should include sufficient 
land to improve this junction to a minimum 40m ICD roundabout or a suitable alternative 
junction arrangement that offers comparable HGV provision and capacity. 
This was another matter covered in the 31st October meeting and another matter where a 
drawing was to be provided. Again, no drawing appears to have been submitted. 
Tilbrook Roundabout 
Whilst the TA concludes that the impact at this junction is minimal, the assessment is 
based on the provision of an improvement to the junction delivered by the Red Bull 
proposals. Should that scheme not proceed and therefore not provide the improvement, 
this development should be required to do so. 
As a result, any approval should include a requirement to provide the Red Bull mitigation 
scheme. As it is likely that such an approval will be subject to a Section 106 agreement, 
that would seem the most appropriate mechanism. 
Whichever development occurs first will then provide the improvement. 
Walton Park Roundabout 
The assessment concludes that a mitigation scheme would sufficiently improve the 
operation of this junction to offset the impact of the development. The mitigation scheme 
proposed appears to be acceptable and a mechanism for securing this scheme is 
required. As it is likely any approval will be subject to a Section 106 agreement, that would 
seem the most appropriate mechanism. 
Other Matters 
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Bow Brickhill Level Crossing 
The impact of development crossing has been assessed and the TA concludes that the 
proposal would have a minimal impact on queuing on the approaches to the crossing. 
Queues at the crossing are, as expected, longest during the peak periods (08.00-09.00 & 
17.00-18.00) and therefore these periods have been assessed. The average time for the 
barriers being closed is stated as 3m31s, which seems reasonable. Observed barrier 
closed times in the two peak hours is given in the TA and averages approx. 2m48s. 
The TA states that during each period of the barrier being down (based on 3m31s) the 
number of vehicles associated with the development that would add to any queuing is as 
shown in the table below. 
  
This shows that whilst the development is potentially adding to queues, the impact is not 
significant. 
It is noted that the Transport Policy team has, in its response, stated that: 
“There is a strong likelihood that because of the East West Rail project the level crossing 
will close in future or the increased barrier downtime will have an unacceptable impact on 
traffic movements along the V10 Brickhill Street”. 
As demonstrated above, the current impacts from the development clearly do not have an 
unacceptable impact. 
The Transport policy response also refers to an aspiration to have identified potential land 
requirements for a bridge to replace the level crossing. This is hoped for by February 2020 
(in line with the HE holding response) but it is unclear what the status of this exercise has 
in terms of determining the planning application. 
Brickhill Street proposed dualling and New Roundabout 
Drawings have been submitted as part of the TA which indicate the dualling of Brickhill 
Street between the A5 and the new access roundabout as well as the layout of the 
roundabout access junction. Technical approval of this infrastructure will take some time 
and will need to involve Highways England. As a result, it would not be appropriate to do 
this while the application is live. 
Therefore, although Means of Access is not reserved for subsequent approval, only the 
location of the access and the principle of a roundabout can / should be agreed at this 
stage. Any approval should exclude the submitted plans and should require the 
submission of technical details as part of the Reserved Matters. 
Potential Transport Schemes 
In its consultation response the Transport Policy Team has also raised the potential issues 
of the (Oxford-Cambridge) Expressway and a possible Rapid Mass Transit route. Whilst 
both of these schemes may be brought forward in the future and both may be located 
close to the site, neither have sufficient certainty to make a clear recommendation at 
present. 
Summary 
The key highway / transport issues to address are: 
• Upgrading of the full length of Brickhill Street to grid road standard is not part of the 
current application, but is not required to enable the proposed development. The applicant 
does not control the Anglian Water compound adjacent to Brickhill Street and therefore 
would not be able to deliver the dualling in any case. 
• A Redway is required along the full length of Brickhill Street in addition to the on-site 
Redway. A contribution to this Redway is required as part of any planning approval; 
• Public Transport provision needs to be resolved prior to approval being given and the 
means to secure that provision needs to be part of the planning approval / Section 106 
agreement; 
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• A mechanism to secure the improvements to the Tilbrook and Walton Park Roundabouts 
should be in place prior to the issuing of any consent; 
• The implications for queuing on local roads as a result of any mitigation scheme at the 
A5/A4146 roundabout need to be considered prior to agreement of any mitigation scheme 
being agreed between HE and the applicant. 
Whilst there is no objection in principle to the proposed development, planning consent 
should not be granted until these issues have been satisfactorily addressed. 
 
A1.8 MKC Urban Design Response  
17 January 2020 
• This is an outline application with all matters reserved apart from access.  There 
are no details of building appearance.  The Design and Access Statement includes 
possible building profiles but these are for illustrative purposes only.  The site is allocated 
in Plan:MK for warehousing development.  By their nature warehousing buildings tend to 
be bulky and, apart from where offices are incorporated, have inactive frontages and 
visually uninteresting elevations.  It will therefore be important to provide substantial 
landscaping to mitigate the visual impact of the buildings.  
• The illustrative masterplan includes smaller less bulky buildings at the north-
eastern corner of the site which is the most sensitive part of the site.   
• The Design and Access Statement states that the office element of warehouse 
units would be located on the primary frontages, main internal routes and addressing key 
focal points, which is supported. 
 
A1.9 Landscape Architect Response  
Initial Response (19/08/2019) 
 
I note the advice of our Principal Landscape Architect Sue Brown stating that an EIA is 
required for this site and I also note the issue of the EIA screening opinion decision on 
30th July 2019 stating that the proposed development is EIA development and an 
Environmental Statement is REQUIRED for the proposal. 
 
Therefore please consult me again if and when the developer submits an Environmental 
Statement. 
 
An applicant is not required to consult anyone about the information to be included in an 
Environmental Statement. However, they may ask the local planning authority for its 
formal opinion on what information needs to be supplied in the Environmental Statement 
(a “scoping opinion”). This allows the local planning authority to clarify what it considers 
the main effects of the development are likely to be and, therefore, the aspects on which 
the applicant’s Environmental Statement should focus. 
 
Updated Consultation Response (12/12/2019) 
                Objection * 
DETAILED CONSULTEE ASSESSMENT 
 
The outline development proposal in its current form raises an objection on landscape 
grounds.  However, I may be in a position to remove my objection if significant changes 
are made to the proposal that take a landscape led planning approach to the site with its 
various constraints. 
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Trees & Hedgerows 
• I object to the proposed significant loss of existing landscape assets i.e. the trees, 
copses and hedgerows including trees the arboricultural survey grades as ‘A’ (trees of 
high quality) and ‘B’ (trees of moderate quality) which should be retained within 
development proposals for the site. The viable retention of trees 39 to 46 and their 
associated hedgerows, this would pose minimal constraint to the development proposals. 
• The proposal provides minimal space for new landscaping and trees which doesn’t 
equate to sufficient mitigation for that which will be lost.  
• The existing trees should be retained in place (by serving a site TPO) until such 
time as an acceptable alternative layout is submitted which seeks to retain as much of the 
tree and hedgerow assets as possible.  
• Tree loss should not be the only option considered however where it is unavoidable 
significant on-site and off-site contributions should be part of planning obligations for an 
outline consent for the establishment of mitigating tree cover (and to mitigate climate 
change) using the CAVAT metric for trees. 
• Trees should be assessed for veteran tree features at this stage to ensure that 
irreplaceable habitats are not destroyed but are incorporated into an indicative landscape 
masterplan and parameter plans for development. 
 
Landscape led Planning for Biodiversity 
There are significant amounts of high quality and priority habitat that will be lost if 
development of the site in its current form is granted permission (i.e. hedgerows, ponds, 
lowland meadow, woodland, streams and orchard). Therefore: 
• The development’s scale, layout and developable area should be revisited. 
Proposals should include within an indicative landscape masterplan the retention and 
improved management of important and priority habitats. 
• The biodiversity mitigation hierarchy should be closely followed in a revised 
scheme to fully consider avoiding and reducing impacts first and foremost, before 
considering mitigation.  
• Development proposals should demonstrate that a net gain for biodiversity is 
possible by the submission of a BIAmetric and a biodiversity enhancement scheme and 
used to inform the indicative landscape masterplan and parameter plans. 
• Revised proposals have the potential to provide significantly more ecological 
benefits through sensitive outline master planning of the site. 
Missing Information - The BIAmetric is a key piece of baseline data which is missing from 
the application submission and should be provided prior to determination. 
 
Landscape led Planning for Archaeological Remains  
I note that the proposed development will result in the complete loss of heritage assets 
within the site. However it is possible that the more significant areas of buried 
archaeological remains (in particular the Roman street and adjacent areas of Roman 
urban settlement) could be protected and retained within the development layout. 
Therefore: 
• The development’s scale, layout and developable area should be informed by the 
archaeological constraints of the site to be compliant with Plan:MK Policy SD14(9). 
Proposals should include within an indicative landscape masterplan and parameter plans 
the retention of the more significant areas of buried archaeological remains. 
• Revised proposals have the potential to protect heritage assets through sensitive 
outline master planning of the site. 
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LVIA 
The setting of the scheduled ancient monument (SAM) ‘Magiovinium’ is assessed briefly 
in the LVIA where it is acknowledged that the site is located in the immediate setting of the 
SAM. A single viewpoint is illustrated, but no wireframe is presented from this viewpoint to 
illustrate how the proposed large warehouses will change the views from the scheduled 
monument. Also it is unclear how the proposal has taken into account Plan:MK Policy 
SD14 (6) in relation to proposed building heights and the impact on the setting of the 
SAM. Therefore in a revised LVIA: 
• The impact on the setting of the scheduled ancient monument (SAM) ‘Magiovinium’ 
needs to be fully assessed in the LVIA. 
• Additional viewpoints and selected wireframes agreed between MKC and the 
applicant’s LVIA consultant should be included (taken in winter) to accurately illustrate 
how the proposed large warehouses will change the views from the scheduled monument. 
• Wireframes should include examples of different building heights and demonstrate 
that building heights (incorporating the proposed finished floor levels) has been informed 
by the LVIA 
• The LVIA should clearly state the recommended maximum limit of building heights 
to avoid unacceptable impact on the wider landscape and heritage assets 
 
The Illustrative Landscape Plan included within the LVIA demonstrates that the proposal is 
not a landscape led development proposal and will not deliver the robust landscaping 
needed to screen the impact of the development. For example the developable area is 
proposed right up to the edge of the road reserve along Brickhill Street relying entirely on 
new landscaping within the grid road reserve after the complete removal of all existing 
hedgerows along Brickhill Street to accommodate visibility splays and levels. In reality the 
detailed development will include little more than thin hedgerows of vegetation of 
insufficient substance to mask the appearance and lighting of the warehouse sheds. To 
protect visual amenity minimum 30m buffers of woodland planting are needed along the 
boundaries of the site in addition to any proposed easements, structures and paths or 
other surfacing. 
 
The LVIA does not include a section on recommendations with specifics on mitigation 
measures such as recommended maximum limit of building heights to avoid unacceptable 
impact on the wider landscape and heritage assets, depth of woodland buffers, protection 
of significant trees and hedgerows providing instant mitigation, designing in service 
corridors / easements as well as space for tree planting infra-structure within the 
development, building design including roof-scape and materials to reduce visual impact. 
 
RECOMMENDATION 
 
The outline development proposal in its current form raises an objection on landscape 
grounds.   
 
The development submission doesn’t fully consider through sensitive outline master 
planning of the site: the constraints of visual impact on the wider landscape and heritage 
assets, the benefits of retaining significant trees and hedgerows, the retention of 
significant amounts of high quality and priority habitat, the retention of heritage assets; all 
of which should be incorporated within a landscape masterplan and parameter plans. 
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However, I may be in a position to remove my objection if significant changes are made to 
the proposal that take a sensitive landscape led planning approach to the site with its 
various constraints. 
 
A1.10 MKC Flood and Water Management Officer (Lead Local Flood Authority) 
 
Thank you for your consultation which we received on the 24th July 2019. We have 
reviewed the following documents: 
• Flood Risk Assessment, BWB, SCD-BWB-ZZ-XX-RP-YE-0003_FRA. Dated: 04/07/2019. 
• Sustainable Drainage Statement, BWB, SCD-BWB-ZZ-XX-RP-CD-0001_SDS. Dated: 
09/07/2019. 
• Indicative Masterplan 23, Hampton Brook, 16-048-01-SGP-XX-00-DR-A-1006-P5. 
Dated: 13/11/2018. 
• Buckingham and River Ouzel Internal Drainage Board Correspondence. Dated: 12th 
August 2019. 
Based on these, as Lead Local Flood Authority (LLFA) we have no objection in principle to 
the proposed development. 
The above documents demonstrate that surface water from the proposed development 
can be managed through attenuation in below ground cellular storage beneath parking 
areas and service yards, permeable paving on parking areas and filter drains. Surface 
Lead Local Flood Authority 
Milton Keynes Council 
Reply to 
Jessica Prest 

water will be restricted to a rate of 2 l/s/ha for all events up to and including a 1 in 100 year 
event plus a 40% allowance for climate change, which provides betterment from the 
equivalent Greenfield QBAR rate. Surface water will then discharge into the existing 
watercourse network on a plot by plot basis. The drainage system will be provided for all 
events up to and including a 1 in 100 year event plus a 20% allowance for climate change, 
while exceedance flows during a 1 in 100 year event plus 40% climate change will be 
accommodated in service yards and parking areas as shallow depths. 
The LLFA is supportive of the use of permeable paving as in addition to controlling the 
rate of surface water leaving the site it also provides water quality treatment which is of 
particular importance when discharging into a watercourse. 
The sites watercourse network is under the statutory control of the Buckingham and River 
Ouzel Internal Drainage Board (IDB). A principle agreement has been acquired from the 
IDB to discharge into the watercourse at 2 l/s/ha. It has been proposed to intercept and 
divert the Brickhill Brook around the proposed development area, which currently flows 
through the site in a north-westerly direction. The IDB have been made aware of such 
plans and works to the watercourse will require Land Drainage Consent from the IDB. 
The site is located in Flood Zone 1. However, it is thought to be at High Risk of surface 
water flooding as several overland flow routes are present within the site. The site is also 
thought to be at risk of groundwater flooding as groundwater levels are likely to be in 
continuity with local watercourse levels. These risks will be appropriately managed by 
setting finished floor levels to a minimum of 300mm above the maximum projected flood 
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level. In addition, ground levels surrounding the proposed buildings will be profiled to 
encourage pluvial runoff to fall away from buildings towards the nearest drainage point. 
Water quality has been adequately addressed when assessed against the Simple Index 
Approach outlined in the CIRIA SuDS Manual. 
We request the following conditions is/are imposed: 
Condition 1 
No above ground works shall commence until a surface water drainage scheme for the 
site, based on sustainable drainage principles, has been submitted to and approved in 
writing by the local planning authority. The scheme shall subsequently be implemented in 
accordance with the approved details before development is completed. 
The scheme shall be based upon the principles within the agreed Sustainable Drainage 
Statement prepared by BWB (ref: SCD-BWB-ZZ-XX-RP-CD-0001_SDS) dated 
09/07/2019 and shall also include: 
a) Full calculations detailing the existing surface water runoff rates for the QBAR, 3.3% 
Annual Exceedance Probability (AEP) (1 in 30) and 1% AEP (1 in 100) storm events; 
b) Full results of the proposed drainage system modelling in the above-referenced storm 
events (as well as 1% AEP plus climate change) , inclusive of all collection, conveyance, 
storage, flow control and disposal elements and including an allowance for urban creep, 
together with an assessment of system performance; 
MK WRP, 9 Dickens Road, Old Wolverton, Milton Keynes, MK12 5QF 
c) Detailed drawings of the entire proposed surface water drainage system, including 
levels, gradients, dimensions and pipe reference numbers; 
d) Full details of the proposed attenuation and flow control measures; 
e) Temporary storage facilities if the development is to be phased; 
f) A timetable for implementation if the development is to be phased; 
g) Details of overland flood flow routes in the event of system exceedance, with 
demonstration that such flows can be appropriately managed on site without increasing 
flood risk to occupants; 
h) Full details of the maintenance/adoption of the surface water drainage system; 
i) Measures taken to prevent pollution of the receiving groundwater and/or surface water 
Informatives 
Consent in IDB District 
This site falls within the Buckingham and River Ouzel Internal Drainage Board (IDB) 
district. Under the Land Drainage Act 1991, any person carrying out works on an ordinary 
watercourse in an IDB area requires Land Drainage Consent from the IDB prior to any 
works taking place. This is applicable to both permanent and temporary works. Note: In 
some IDB districts, Byelaw consent may also be required. 
 
A1.11 MKC Ecologist/Biodiversity Officer  
Initial Comments (23/09/2019) 
Following the meeting last week with Sarah and yourself, I am putting forward further 
comments in relation to the South Caldecotte development application (19/01818/OUT). 
These comments are made on the instruction to disregard the sites development 
allocation.  
 
When the sites allocation is not factored in, it significantly changes the reasonability of the 
proposals put forward. As explained in my previous emails, our local policies pertaining to 
biodiversity protection from development have suitable levels of flex in them to permit 
development where there is a demonstrable need. In this instance, the allocation of the 
site adequately demonstrated this. However, when this is taken away, the proposals result 



 
 

59 

 

in impacts to and loss of biodiversity disproportionate to the need for development. As 
such, I would object to the proposals in their current form.  
 
As detailed in the ecological report supporting this development, and my consultation 
comments, there are significant amounts of high quality habitat that will be lost as if these 
proposals were to go ahead. Further to this there is extensive evidence of protected 
species and priority habitats on site. The proposals put forward do not comply with the 
mitigation hierarchy, there appears to have been minimal effort in avoiding and reducing 
impacts to these key features and the site as a whole before moving straight to mitigation 
and compensation. The developments design should be revisited to reduce this impact, or 
an alternative site identified for such works.  
 
Further to this, despite the proposals to mitigate and compensate losses, essential 
information has not been provided by the developer in order to assess the plausibility of 
this. There is no Biodiversity Impact Assessment Metric supplied evidencing a net gain for 
biodiversity through the current proposals.  
 
Quite simply, the present application is not compliant with numerous local and national 
planning policies.  
 
If the development were to be redesigned to retain and enhance the numerous priority 
habitats on site (Hedgerows, Ponds, Lowland Meadow, Woodland, Steams & Orchard) it 
is likely that a significant net gain could be made through the adopting of these features in 
to a Biodiversity Enhancement Scheme. This would entail the only land taken by 
development being low value agricultural fields. This would also maintain the ecological 
connectivity and coherence of the site as a whole. 
 
Updated comments (10/12/2019)  
The proposed development site is located within an area of Open Countryside. 
Development of Open Countryside is contrary to Plan: MK policies NE5 and DS5. 
However, should development of designated Open Countryside be considered 
acceptable, the following should be taken into consideration: 
It is the responsibility of the developer to demonstrate that development of the site would 
not have a significant adverse effect on flora, fauna or habitats on or nearby the site. The 
proposed development site is identified for employment on the strategic site allocations 
map. 
However, the site allocation should not take precedence over the developer’s 
responsibility to preserve and where possible, enhance important and priority habitats, for 
the development to result in net gains for biodiversity or for the developer to fully engage 
with the mitigation hierarchy in conformity with both local and national policies. It is not 
acceptable for any development proposal to fail to comply with local and national 
biodiversity targets and policies. 
Planning Practice Guidance was updated in July 2019 and contains the following in 
paragraph 19 which describes the Mitigation Hierarchy: 
Avoidance Can significant harm to wildlife species and habitats be avoided; for example 
by locating on an alternative site with less harmful impacts? 
Mitigation Where significant harm cannot be wholly or partially avoided, can it be 
minimised by design or by the use of effective mitigation measures that can be secured 
by, for example, conditions or planning obligations? 
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Compensation Where, despite mitigation, there would still be significant residual harm, as 
a last resort, can this be properly compensated for by measures to provide for an 
equivalent or greater value of biodiversity? 
Where a development cannot satisfy the requirements of the ‘mitigation hierarchy’, 
planning permission should be refused as indicated in paragraph 175 of the National 
Planning Policy Framework. 
Paragraph 24 of the same document refers to biodiversity net gain and the mitigation 
hierarchy: 
Biodiversity net gain complements and works with the biodiversity mitigation hierarchy set 
out in NPPF paragraph 175a. It does not override the protection for designated sites, 
protected or priority species and irreplaceable or priority habitats set out in the NPPF. 
Local planning authorities need to ensure that habitat improvement will be a genuine 
additional benefit, and go further than measures already required to implement a 
compensation strategy. 
The indicative layout provides little evidence that the developer has attempted to retain 
existing Habitats of Principal Importance or Priority Habitats. Development proposals must 
demonstrate compliance with the mitigation hierarchy within their proposals. Impacts on 
biodiversity shall be avoided in the first instance, such as developing a less biodiverse-rich 
site or avoiding the most biodiverse-rich areas within the development zone. The next step 
would be investigating a reduction in impacts by reducing the scale of the development by 
employing measures such as 
focusing the development on low value agricultural land within the site. If this is not 
considered possible after thorough investigation of alternatives then full, proactive and 
appropriate measures must be evidenced to mitigate and compensate for impacts on 
biodiversity. Every reasonable effort should be made to ensure biodiversity net gains are 
achieved within the development site itself. Off-site offsetting is only acceptable as an 
absolute last resort and then only if the developer is able to demonstrate the mitigation 
hierarchy has been fully employed before this decision is made. 
The developer should seriously consider modifying the layout to retain and incorporate 
existing features with wildlife potential, particularly those which are identified as Habitats 
of Principal Importance and/or Priority Habitats. The retention of as many existing low 
quality but high distinctiveness/value habitats as possible and their subsequent restoration 
to high quality habitats will minimise the overall impact on biodiversity on the site and in 
conjunction with new high quality habitat creation in other areas of the development has 
the potential to result in the provision of a net gain for biodiversity within the development. 
NPPF 174 b) quite clearly refers to the conservation, restoration and enhancement of 
priority habitats, a number of which currently exist on this site and which must be taken 
into consideration. Hedgerows, ponds, lowland meadow, woodland and orchard exist on 
the site and are all priority habitats. This has been verified by the content of the ecology 
report. These priority habitats should be retained and incorporated into the layout in order 
to minimise any adverse effects caused by development. Restoration and enhancement of 
these habitats in addition to the creation of new on-site habitats have the potential to make 
a significant contribution towards the development’s ability to result in a net gain for 
biodiversity without the need to consider off-site offsetting. 
National and local Biodiversity Action Plan targets relate to priority habitats such as those 
mentioned previously. In 2011, the Department for Environment, Food and Rural Affairs 
(Defra) published Biodiversity 2020: A Strategy for England’s wildlife and ecosystem 
services. Outcome 1b states: ‘More, bigger and less fragmented areas for wildlife, with no 
net loss of priority habitat and an increase in overall extent of priority habitats by at least 
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200,000 ha.’ In order to achieve this target, Forward to 2020, the Buckinghamshire and 
Milton Keynes Biodiversity Action Plan, 
seeks to increase areas or restore existing poorly managed areas of priority habitats to 
good condition by an overall amount of 20% locally, though each habitat type has its own 
individual target. 
Lowland Meadow is both nationally and locally rare and of significant biodiversity value, 
especially to pollinators and Red List ground-nesting birds such as Yellowhammer and 
Skylark which are named as key species in the local BAP, Forward to 2020. It is estimated 
that Milton Keynes holds a total of just 9.5 hectares of Lowland Meadow so the loss of 
some 6 hectares would result in an overall reduction of more than 60% of this valuable 
habitat from the borough. This loss is unacceptable and is contrary to both local and 
national policies. Retention and restoration of this increasingly rare habitat would not only 
prevent a loss but would make a significant contribution towards achieving the overall 
target gain for the borough. Details of management proposals and habitat creation or 
enhancement should be detailed in the applicants Biodiversity Enhancement Scheme. 
The local BAP target is to increase Lowland Meadow by 33%. 
The hedgerow pattern across the site is largely the same as shown on the 1880 map. 
Some hedgerows have been removed from the northern part of the site but others, 
particularly in the southern half of the site appear to be in exactly the same locations as in 
1880, indicating historic hedges in excess of 140 years old. A reduction in mature 
hedgerows will have a significant adverse effect on breeding and overwintering birds, bat 
species, small mammals, etc. 
Hedgerows are a Priority Habitat under the Bucks & MK BAP as well as a Habitat of 
Principle Importance under the NERC Act 2006. They hold significant biodiversity value 
through the provision of nesting, foraging, commuting and pollination opportunities as well 
as wider environmental benefits such carbon sequestration and preventing soil erosion. 
They are of direct ,value to almost all terrestrial fauna within the borough. The local BAP 
target is to create or restore 10 km of new hedgerow per year. The on-site hedgerows 
should be retained and incorporated into the layout wherever possible. Restoration and 
enhancement to create higher quality habitat increase the potential to provide on-site net 
gains for biodiversity. If the removal of hedgerows is essential for the successful operation 
of the development, this should only be in short sections and should ensure that 
connectivity within the site and beyond is maintained. 
The ecology report discusses trees and states that many of them are likely to be of 
substantial size and may be of considerable age. However, although they are frequently 
described as mature or over-mature, there is no discussion about whether any of these 
trees contain veteran features or might qualify as veteran trees, which are afforded 
protection as they are considered to ,be irreplaceable habitat which by definition, cannot 
be replaced or compensated for. The ,potential for any of the on-site trees to have veteran 
tree status should be thoroughly investigated prior to any significant tree works or their 
removal. The removal of three mature Black Poplars considered to have district level 
value is proposed. Although replacement Black Poplar planting is, also proposed, any 
newly planted trees will take many years to provide the same biodiversity, value to the 
mature trees removed. A traditional orchard, also a Habitat of Principal Importance 
nationally and a declining Priority Habitat locally exists on the site. If the loss of the 
orchard to the development is unavoidable, it should be replaced with clusters of fruit trees 
that have the, potential to develop the features of traditional orchards rather than 
individual fruiting species dispersed throughout the site. Orchard management should be 
included in the habitat management plan. Ponds, which are a Habitat of Principle 
Importance as well as a Priority Habitat locally exist on the site. The local BAP target is to 
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create 50 new ponds a year in addition to the numbers that already exist. Ponds are of 
significant biodiversity value and have direct benefits to wildlife and, sustainable flooding 
management. Wherever possible, development proposals should aim to, retain and 
enhance existing ponds to benefit wildlife and achieve a net gain for biodiversity. 
Where ponds are retained, their long term management should improve their status and 
be secured through the Biodiversity Enhancement Scheme. If ponds must be lost, 
damaged or degraded to facilitate development, proposals to reinstate must seek to 
ensure a habitat of higher quality is provided as compensation. Pond design should be 
completed by a suitably qualified ecologist, with particular care given to preventing 
pollution and ensuring a buffer of transitory habitat is in place around the pond to enhance 
overall ecological quality. Further to this, pond loss should only be permitted where 
ecological information shows that it is not a habitat utilised by any protected species or 
that appropriate mitigation measures have been adopted. 
Development proposals, wherever possible, should seek to retain and enhance habitats 
through a conservation focused management plan. This will aid in increasing the 
restoration of dwindling priority habitats as well as contributing to biodiversity net gain. 
Where a habitat must be lost, educed or damaged to facilitate development, the developer 
should seek to reinstate a similar habitat of higher ecological quality. Details of habitat 
creation or restoration/enhancement and management proposals should be detailed in the 
Biodiversity Enhancement Scheme and Habitat Management Plans. 
The proposed development is located within the A5, River Ouzel and Woburn – Bletchley 
Wildlife Corridors. In Milton Keynes, Wildlife Corridors are recognised as being important 
habitats which are afforded the same importance as Local Wildlife Sites, protected by 
Plan: MK policy NE1. They are a linear habitat safeguarded from excessive development 
pressure to allow the movement of flora and fauna throughout the built environment. It is 
likely that their immediate area has higher species richness and diversity and this presents 
significant opportunity for development to be completed in a manner than enhances 
biodiversity through the provision of wildlife features. 
However, Wildlife Corridors become subject to edge effects, more so when they are 
incorporated into developments. Therefore it is essential that retained or newly created 
Wildlife Corridors are sufficiently wide in order to continue to provide enough undisturbed 
space for the feature to continue to provide benefits for wildlife.  
Caldecotte Lake immediately to the north of the proposed development site is a 
designated Local Wildlife Site and has been successfully incorporated into a development. 
Local Wildlife Sites have high ecological value and it is likely that sites in close proximity 
will also have higher species richness and diversity. The provision of sufficiently wide 
Wildlife Corridors strategically located within this development will provide significant 
benefits for biodiversity. 
Local Planning Authorities have a duty under the NERC Act 2006 to have regard for the 
conservation of biodiversity in all our functions. Further to this, the NPPF is clear that 
pursuing sustainable development includes moving from a net loss of biodiversity to 
achieve net gains for nature, and that a core principle for planning is to contribute to 
conserving and enhancing the natural environment.  
The requirement for development proposals to demonstrate a biodiversity net gain is 
secured in 
Policy NE3 of Plan: MK. Under this policy, where development results in significant harm 
to biodiversity, planning permission should be refused. Proposals to provide net gain shall 
seek to protect, restore and create opportunities for protected and priority species. 
If, after all other avenues have been thoroughly investigated, development would result in 
a biodiversity loss, off-site offsetting may be considered and there are a number of options 
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for its provision. Offsetting may be provided on other land that is under the control of the 
developer and managed in an appropriate manner that maintains optimum biodiversity in 
perpetuity. The developer may nominate a third party such as the Environment Bank or a 
charitable trust to provide and manage the offset in perpetuity on their behalf. If neither of 
these options are possible, the developer may request the local authority takes the 
responsibility for the provision of the offset on payment of an appropriate fee that covers 
the creation and suitable management of the habitat for the benefit of biodiversity in 
perpetuity. However, the local authority is not bound to agree to take the obligation, 
particularly if any sum offered is inadequate for the local authority to be confident the 
offset can be provided and maintained in an appropriate manner in perpetuity without 
subsidy from the public purse. Any off-site offsetting shall be secured by a 
S106agreement and therefore, all relevant supporting documents shall be submitted to the 
LPA and agreements shall be in place prior to determination of the proposal. 
Plan: MK Policy NE3 requires all development proposals of five or more dwellings o non-
residential floor space in excess of 1000 sq. m to provide a completed DEFRA or locally 
approved Biodiversity Impact Assessment Metric calculation to demonstrate the impact on 
biodiversity and demonstrate the ability of the development to result in net gains in 
biodiversity in accord with both local and national policy. The metric must be completed by 
a suitably qualified ecologist and submitted in support of the planning application. 
Planning permission should not be granted in absence of the submission of this document 
for assessment by the LPA. 
To demonstrate that proposals can physically deliver a net gain for biodiversity a 
Biodiversity Enhancement Scheme is required. The scheme proposal must include 
provision for priority or protected species and habitats relevant to the site. This shall 
include the integration of specific features such as Hedgehog Passes/Domes, Bird & Bat 
Bricks within the fabric of buildings, soft landscaping of biodiversity value, green or brown 
roofs, etc. The BES shall include rationales for the enhancement of any retained habitats 
on site alongside proposals for creation of new habitats. Particular consideration shall be 
given to the coherency and connectivity of local  ecological networks. The safe and free 
movement of wildlife across the landscape is pivotal in ensuring biodiversity is resilient 
within the built environment. The BES must detail the specifications, locations and 
ongoing maintenance of any habitats or features installed to provide net gain for 
biodiversity and must be informed by a suitably qualified ecologist. 
Lighting and disturbance for a development of this scale has the potential to disrupt 
foraging and commuting bats. A lighting scheme should be completed in line with the most 
recent guidance published by the Institute of Lighting Professionals and Bat Conservation 
Trust. The scheme must show the locations of Bat features and habitats overlaid with 
locations of lighting features, intensity and spill. Any temporary or permanent external 
lighting required during the development phase should be low level and sensor operated 
with short duration timers. 
In order to fulfil our statutory duties as an LPA to consider the impacts of development on 
biodiversity, ecological data supplied in support of planning applications must hold a high 
degree of validity. This ensures compliance with the ODPM guidance, NPPF and Policy 
NE2 of Plan: MK. 
Validity of information diminishes over time or following significant changes to the 
surveyed site. 
MKC generally considers ecological data to be valid for a maximum of two years, or until 
significant site changes occur – whichever is sooner. This is in line with advice published 
by the Chartered Institute of Ecologists and Environmental Managers (CIEEM, 2019). Any 
surveys that rely on data in excess of 2 years old at the commencement of the 
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development will be considered to be past their “shelf life” and must be updated prior to 
any works on site that may affect habitats. 
RECOMMENDATION (Please draft any suggested reasons for refusal or suggested 
conditions including reference to relevant Planning Policy. If amendments or additional 
information is required please make yor requirements clear)The following supporting 
documents shall be submitted to the LPA for assessment prior to determination of this 
application; 
• A Biodiversity Impact Assessment calculation using the LPA approved metri 
demonstrating the impact on the site in biodiversity units. This document must not be 
abridged and must be submitted in its entirety. 
• A Biodiversity Enhancement Scheme that demonstrates a measurable net gain for 
biodiversity. 
• A habitat management plan for on-site biodiversity features. 
• A habitat management plan that demonstrates any off-site offsetting will be appropriately 
managed in perpetuity or if that is not possible, for a minimum of 30 years. 
When this application is suitably ready to be determined and if planning permission is 
granted, the following must be secured through condition; 
• Trees shall be assessed for veteran tree features prior to their removal or significant tree 
works to ensure that irreplaceable habitats are not destroyed. 
• Any ecological surveys in excess of 2 years old at the commencement of development 
shall be updated and submitted to the LPA for approval. For the purposes of clarity 
relating to updated surveys, development shall include any removal of vegetation or site 
clearance. 
• Works shall proceed in accordance with all recommendations and measures set out in 
Chapter 6 of the Ecological Appraisal (Aspect Ecology, June 2019). 
• A Lighting Scheme showing the location, intensity and spill of lighting features overlaid 
with the location of any created or natural features of Bat interest. 
Informative: An updated Biodiversity Impact Assessment (BIA) metric calculation 
demonstrating the eventual impact on the site shall be submitted in support of the 
Reserved Matters proposal. 
Date response sent: 10th December 2019 
 
A1.12 MKC Archaeologist  
Initial Response 30.08.2019 
Heritage Assets 
 
The staged evaluation and assessment of this site commenced in 2015 with the 
production of the desk based assessment which identified the potential for the presence of 
extensive and significant archaeological remains related to the nearby scheduled Roman 
town of Magiovinium, named in the 3rd century Antonine itinerary and the only defended 
Roman town in Buckinghamshire.  
 
The subsequent geophysical survey and trial trench evaluation has confirmed the 
presence of archaeological remains dating from the Iron Age to post-Medieval period. Of 
particular significance are the remains of a Roman street (c.250m in length) and adjacent 
areas of urban settlement associated with, or forming part of, the Roman town of 
Magiovinium located in the southern part of the site.  
 
This buried archaeology survives particularly well in the pasture fields in the south of the 
site where it is overlain by a substantial area of well-defined ridge and furrow earthworks 
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representing part of the former medieval open fields of Bow Brickhill parish. This indicates 
that, unlike the majority of the nearby SAM, this area of the Roman town has not been 
subject to potentially damaging modern ploughing. It should also be noted that a 
considerable swathe of this part of the site is recorded as MG5 grassland a dwindling 
class of lowland meadow that often contains significant ancient earthworks such as ridge 
and furrow (Natural England TIN147, 2013). Further well-defined and significant ridge and 
furrow earthworks are found in the two southernmost fields of the site (Woburn land).  
 
No assessment of the significance of these buried remains is provided in the trial 
trenching report, though it is noted in the discussion that: 
 
1. The remains date from the 1st to the 3rd centuries AD with indications of underlying 
Iron Age activity. 
2. There is evidence for substantial buildings including some with tiled roofs. 
3. High status pottery is present including decorated samian wares, as well as 
indications of pottery kilns, iron working and other craft activities.  
 
Assessment 
 
Buried Archaeological Remains  
 
The submitted Written Scheme of investigation for Earthwork Recording and 
Archaeological Evaluation (WSI) provides some assessment of the significance of the 
archaeological remains, using accepted Historic England heritage values, but not clearly 
stating the levels of significance used or their wider context. It is usual to use a 5 point 
scale (International significance to Negligible) when assessing the relative significance of 
heritage assets (e.g. in table 3 of the DBA) rather than a 3 point scale as used in the WSI. 
The assessment also misinterprets the meaning and application of Historical and 
Aesthetic value in this context.   
 
In common with most archaeological sites the primary value is evidential, in its potential to 
hold evidence of past human activity that could be revealed through investigation. Here it 
is noted in the WSI that the evidential value of the site is being eroded by illegal metal 
detecting. This is clearly a matter for the landowner to address (I would be happy to 
discuss/advise on options) and not relevant in a planning context. As NPPF states: 
 
191. Where there is evidence of deliberate neglect of, or damage to, a heritage asset, the 
deteriorated state of the heritage asset should not be taken into account in any decision. 
 
A very brief consideration of the archaeology against the criteria for scheduling 
(designation) then follows in the WSI. This either omits or fails to consider 4 of the 8 
criteria usually assessed: Period; rarity; survival/condition; archaeological potential; 
documentation; diversity; fragility and group value (DCMS 2013).  These and more 
specific criteria are also set out in the relevant Historic England Scheduling Selection 
Guide: ‘Settlement Sites to 1500’ (HE 2018); Which has not been referenced or used in 
this case, but clearly states that:  
 
“Where they retain reasonable archaeological potential, Roman settlement sites will be 
deemed to have national importance.” (p.26) 
 



 
 

66 

 

These omissions and the lack of detailed discussion or comparison to similar sites 
undermine the conclusion that the archaeology is not of schedulable quality. Though it is 
acknowledged to be ‘important’. It is also unclear from the WSI what the precise status of 
the archaeology should be regarded as e.g. does ‘moderate’ equate to regional 
significance?  
 
The WSI assessment also overstates the impact of the ridge and furrow on the underlying 
archaeology stating that floors and other surfaces will not survive, though there is no 
evidence for this assertion and it is noted that the Roman street surface was quite intact in 
Trenches 8, 85 and 91.  Similarly, the potential for waterlogged archaeological deposits 
cannot be ruled out, as a number of features were not fully excavated due to health and 
safety concerns over depth. It should also not be overlooked that an active watercourse 
crosses the area of most significant archaeology.   
 
Ridge and Furrow Earthworks 
With regard to the areas of surviving ridge and furrow, the WSI seeks to use the lack of 
inclusion of these specific features in the large scale and long term (2000 to 2012) 
regional study ‘Turning the Plough’ to write off their significance. The purpose of this study 
was to map the loss of this increasingly scarce but historically significant land form by 
examining a sample of the larger blocks of ridge and furrow over a period of years. It was 
not intended to be used as justification for the destruction of areas that fall outside of the 
sample sites. It is also suggested (on the basis of an aerial photograph) that the ridge and 
furrow is ‘faint’ when it is in fact well preserved as a site visit or check of LiDAR imagery 
confirms. The extent of the earthworks is also incorrect in the WSI with a field of well-
defined earthworks being omitted from the proposed area of recording (Woburn land).  
 
Setting of Scheduled Monument (SAM) 
With regard to the setting of the scheduled monument (Magiovinium), this is assessed 
briefly in the LVIA where it is acknowledged that the site is located in the immediate 
setting of the SAM. A single viewpoint is illustrated, but no wireframe is presented from 
this viewpoint to illustrate how the proposed large warehouses will change the views from 
the scheduled monument. The documents produced by the applicant’s archaeological 
consultants do not appear to consider the likely impacts on the setting of this designated 
heritage asset at all.  
 
Justification for loss of Heritage Assets / Proposed Mitigation 
 
The documents submitted by the applicant’s archaeological consultants do not provide 
any discussion of the magnitude of the effects of the development on the archaeological 
remains within the site or on the setting of the SAM, though it is clear from the WSI that 
the proposed development will result in the complete destruction of heritage assets within 
the site.  
 
The submitted Design & Access Statement lists the archaeological interest under 
‘Development Influences’ (4.11) and suggests that the proposed mitigation will ‘offset’ the 
effects of the development quoting NPPF 197/198. It should be noted that NPPF does not 
recognise ‘offsetting’ with regard to loss of heritage assets, but instead notes (NPPF 199) 
that: The ability to record evidence of our past should not be a factor in deciding whether 
such loss should be permitted. This is also supported by Plan:MK policy HE1 (j).  
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The application contains no clear justification for the loss of heritage assets and fails to 
explain why the more significant areas of buried archaeological remains (in particular the 
Roman street and adjacent areas of Roman urban settlement) may not be protected and 
retained within the development layout. Contrary to Plan:MK Policy SD14 (9) the 
archaeological constraints have not informed the layout of the development. It is also 
unclear how the proposal has taken into account Plan:MK Policy SD14 (6) in relation to 
proposed building heights and the impact on the setting of the SAM.  
 
The lack of a clear and convincing assessment of the significance of the affected heritage 
assets (in particular the uncertainty regarding the status of archaeological remains 
associated with the Roman town of Magiovinium) coupled with the lack of any justification 
for the loss of these remains or attempt to minimise or avoid harm (e.g. through a revised 
layout) makes it difficult to support this proposal in its current form.  
 
RECOMMENDATION  
Refuse, due to: 
 
1. Unacceptable impacts on designated and non-designated heritage assets of 
archaeological and historical interest. (NPPF 189 – 198; Plan:MK Policy HE1; Policy SD1 
(19); Policy SD14 (6) & (9). 
 
2. Lack of an impartial and objective Heritage Assessment (statement of significance) 
(NPPF 189; Plan:MK Policy HE1; Policy SD1 (19); Policy SD14 (6) & (9)).  
 
Finally, it should be noted that, in my view, it should be possible to produce a scheme for 
this allocated site incorporating an amended layout that takes a proper and balanced 
account of the effects on the significance of the heritage assets and seeks to sustain and 
enhance their significance in line with both national and local policy.  
 
Updated Response (21/01/2020) 
KEY CONSIDERATIONS 
1. Proposed development will lead to the total loss of significant buried archaeological 
remains of possible national significance comprising a metalled Roman street (c.250m in 
length) and adjacent areas of urban settlement (buildings) forming part of the Roman town 
of Magiovinium. 
2. Heritage Assessment is unsatisfactory in its characterisation of the most significant 
buried archaeology. 
4. No clear and convincing justification for total loss of heritage assets of archaeological 
interest or adequate consideration of alternative forms of mitigation e.g. by retention of 
most significant remains within an amended layout. 
5. Environmental Impact Assessment methodology is inconsistent leading to conclusion 
that proposal will not have a significant environmental effect in relation to archaeology. 
CONSULTEE ASSESSMENT 
Background 
The staged archaeological evaluation and assessment of the application site commenced 
in 2015 with the production of a desk based assessment which identified the potential for 
the presence of extensive and significant archaeological remains related to the nearby 
scheduled Roman Town of Magiovinium and Roman Fort (National Heritage List no. 
1006943). Magiovinium is named in the 3rd century AD ‘Antonine Itinerary’ and is the only 
scheduled Roman town in Buckinghamshire. 
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The subsequent geophysical survey and trial trench evaluation confirmed the presence of 
archaeological remains dating from the Iron Age to post-Medieval period. Of particular 
significance are the remains of a Roman street (c.250m in length) and adjacent areas of 
urban settlement, craft and industry associated with, or forming part of, Magiovinium 
located in the southern part of the site – referred to by the applicant as ‘Unwins Land’ 
(Area 2 shaded orange on Fig. 1 below). 
This buried archaeology survives particularly well as it is overlain by a substantial area of 
well-defined ridge and furrow earthworks representing part of the former medieval open 
fields of Bow Brickhill parish. This indicates that, unlike the majority of the nearby 
scheduled monument, this area of the Roman town has not been subject to potentially 
damaging modern ploughing. 
DEVELOPMENT MANAGEMENT CONSULTATION 
Key points regarding this area of well-preserved remains are: 
1. The remains date from the 1st to the 4th centuries AD with indications of underlying 
earlier Iron Age activity. 
2. A roman road / street comprising a cambered metalled surface of between 4.5m and 
10.7m in width survives to a length of c.250m. 
3. There is evidence for substantial buildings including some of brick construction with 
tiled roofs. 
4. High status pottery is present including regional wares and imported decorated Samian 
wares (France) and amphorae (Spain), as well as indications of pottery kilns, iron working 
and other craft activities. 
This amended application includes a Supplementary Heritage Assessment (SHA) as the 
previously submitted assessment was regarded as inadequate. An Environmental 
Statement (ES) containing a chapter on ‘Heritage and Archaeology’ (Ch. 5) has also been 
included in response to an EIA Screening Direction from the Secretary of State which 
considered that the development is: 
Likely to have significant effects on the environment, in particular the potential to impact 
on heritage assets which are potentially of national importance. 
The development proposal will result in the total loss of buried archaeological remains 
within the site boundary. 
Assessment 
As evidenced below: 
1. I do not accept the assessment of the archaeological remains of the Roman Street and 
adjacent areas of urban settlement, craft and industry associated with, or forming part of, 
Magiovinium as being of regional or medium significance (Area 2 shaded orange on Fig. 1 
below). 
2. I do accept that the remainder of archaeological remains within the site outside of this 
area are of regional or lower significance. 
The assessment provided by the applicant unhelpfully combines all the Iron Age and 
Roman buried archaeology together when making its conclusions, to the detriment of the 
most significant, complex and well-preserved remains, namely the Roman street and 
adjacent areas of urban settlement, craft and industry located in in the southern part of the 
site – referred to by the applicant as ‘Unwins Land’ (Area 2 shaded orange on Fig. 1 
below). 
In relation to these most significant remains the assessment briefly characterises the 
Roman street and associated remains but fails to acknowledge their complexity, degree of 
preservation, and the presence of substantial structural remains. 
In contrast the trial trenching report concludes [bold here added for emphasis]: 



 
 

69 

 

Archaeological remains within these trenches were generally complex, and there were 
indications that some areas at least had been previously quarried and backfilled prior to 
the establishment of the enclosures. At least one possible post-hole building was 
identified, together with other discrete features and internal divisions. A further building 
with a tiled roof is indicated by the recovery of imbrex in trenches 8, 14 and 25. The 
pottery assemblage included a number of high status vessels including decorated samian 
wares. 

parts of the Roman town. 
 the evaluation indicate that the most significant area of archaeology 

relates to the settlement evidence flanking a short street leading away from the core area 
of Magiovinium. 
The assessment also downplays the artefactual evidence, in particular the pottery 
recovered, failing to note the substantial size of the assemblage (31.9 kg), and failing to 
fully recognise the significance of the regional and continental elements by noting the 
presence of regional wares but not properly highlighting the presence of Gaulish Samian 
wares (France) and Baetican amphorae (Spain) which demonstrate continental links. 
Instead the ‘local character’ of the pottery is emphasised. 
In contrast the trial trenching report concludes [bold here added for emphasis]: 

emblage represents a substantial collection and range of wares. The 
size of the assemblage is no doubt due to the presence of substantial occupation in the 
area, including the Roman street (p.44). 

 moderately high (p.47). 
Unusually, the remainder of the material culture is characterised as unexceptional, though 
it is not clear why this should be the case, particularly when in relation to the brick and tile 
recovered the trial trenching report (p.53) states: 

This amount of brick and tile is not usual for an evaluation and suggests that there are 
Romanised building(s) in the vicinity of the evaluation trenches and close to the street 
constructed with tiles and brick. 
Further consideration of the evidential value of these remains is provided in sections 2.42 
& 2.47 of the SHA which assesses their survival/condition. This correctly notes that the 
remains on the ‘Unwins’ site have a higher level of survival than those on adjacent areas 
as the area has not been subject to modern ploughing. However, the assessment then 
goes on to suggest that, other than the intact Roman street surface no other areas of 
buried floors or surfaces will survive due to truncation from the overlying ridge and furrow 
(the street itself surviving only because it coincides with a ridge). 
That this ‘widespread truncation’ is not mentioned in the trial trenching report is 
noteworthy, particularly as the report does note significant truncation elsewhere on the site 
e.g. In the area of the D-shaped enclosure in the north of the site. The SHA also seeks to 
draw comparison with the archaeology on Neal’s site 18 where it claims no surfaces were 
recorded, and site 17 which it notes as being affected by ridge and furrow. In relation to 
these assertions I note the following from Neal’s report (Neal 1987): 
 
DEVELOPMENT MANAGEMENT CONSULTATION 

ge and furrow 
 

– 
This indicates probable surfaces as hearths are often associated with floor surfaces 

17 contained various surfaces from the later phases of archaeology 
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Excavations on other sites adjacent to Magiovinium e.g. the Bathing Station and Galley 
Lane sites, also recorded multiple floor layers / surfaces (Neal 1987, 4). 
With the above in mind, it seems unlikely that truncation due to ridge and furrow has had a 
significant negative effect on the buried archaeology in those parts of the site where ridge 
and furrow earthworks survive (Unwins and Woburn). 
The research potential of the Roman period archaeology is also commented on in relation 
to the regional research frameworks, though there is no evidence that the archaeology 
was considered in relation to any national research priorities e.g. Historic England’s 
Roman Research Strategy (Wilson 2012), which contains relevant research topics that 
relate to Roman small towns, their suburbs, and roads/routeways. 
Justification for loss of Heritage Assets / Proposed Mitigation / Reasonable Alternatives 
The application fails to explain why the more significant areas of buried archaeological 
remains (specifically the Roman street and adjacent areas of Roman urban occupation) 
may not be protected and retained within an amended development layout. Contrary to 
Plan:MK Policies SD14 (9) & SD9 the archaeological constraints have not informed the 
layout of the development. The lack of consideration of alternative approaches to the 
development that would avoid and mitigate harm to the heritage assets is also contrary to 
Plan:MK Policy HE1 (F). 
The area of most significant archaeology, namely the Roman street and adjacent areas of 
Roman urban settlement within ‘Unwins’ land at c.4ha comprises at most 7% of the 
allocated site area, yet the examination of options for preservation in situ in the SHA 
(4.36) rules out this option on the basis that all the archaeological assets within the site 
(including those of least significance) comprise 20% of the allocated site. The option of 
just preserving the area of most significant archaeology is not considered. 
Inconsistencies of Environmental Statement methodology 
The ES does not define what constitutes a ‘significant environmental impact’, though it 
does rule out such an impact in relation to archaeology. In determining the significance of 
effects arising from the development the ES first introduces table 1.1 (p.9, below, Fig. 2) 
which it states (1.3.6) is to be generally used within the ES. In chapter 5 (archaeology) a 
similar, yet significantly different table, table 5.3 (p.38, below, Fig. 2) is introduced during 
the discussion of impacts on archaeology. A further table 5.6 (p.70, below, Fig. 2) is 
introduced to summarise the effects on archaeology showing that in relation to buried 
archaeology a ‘moderate minor’ effect is predicted as a result of a major/high impact on a 
medium receptor. 
However, if this result were based on the matrix in table 1.1 the result would lead to a 
‘Moderate to Major’ impact. If table 5.3 were used the result would be a ‘Moderate’ impact. 
Neither matrix 
would result in the stated and less significant ‘moderate minor’ impact. It should also be 
noted that neither of these tables align fully with the matrix recommended in the DMRB 
Environmental Assessment Methodology, though table 1.1 comes closest. In comparison 
table 5.3 appears to work well to reduce the significance of environmental effects. It 
should be noted that DMRB defines significant effects as residual effects within the 
moderate, large or very large categories. 
The above leads to the conclusion that, even if the flawed archaeological assessment is 
accepted the proposed development would lead to a Moderate to Major impact, 
constituting a significant environmental effect. If however, the assessment is rejected and 
the remains of the Roman street and adjacent areas of urban occupation are considered 
to be of high sensitivity/significance, the impact of the proposed development would lead 
to a Major impact (Large or Very Large on DMRB scale). 
Conclusions 
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In my view the assessment put forward by the applicant seeks to reduce the significance 
of the archaeology within the proposed development site, in particular the Roman street 
and adjacent areas of urban settlement, craft and industry located in in the southern part 
of the site – referred to by the applicant as ‘Unwins Land’ (Area 2 shaded orange on Fig. 1 
below). The assessment does not properly highlight the complexity, rarity, research 
potential, good state of preservation of these remains and their clear association with the 
nationally significant designated (scheduled) site of Magiovinium. In my view these 
remains, should certainly be considered to be at the higher end of regional significance 
and may be of equivalent significance to the scheduled monument. 
When considering the impacts of the proposed development on buried archaeology and 
how this may be mitigated, insufficient consideration is given to the conservation of the 
most significant remains within open space as part of a revised layout. 
The Environmental Statement does not define what constitutes a significant environmental 
effect with regard to archaeology and the methodology used is inconsistent, acting to 
reduce the magnitude of projected impact. Despite these shortcomings it is clear that the 
proposed development will lead to a significant environmental impact due to the total loss 
of buried archaeological remains within the site. 
To conclude, the lack of a clear and convincing assessment of the significance of the 
affected heritage assets (in particular the most significant remains, comprising the Roman 
street and adjacent areas of urban settlement, craft and industry associated with the 
Roman town of Magiovinium) combined with the lack of a compelling justification for the 
total loss of these remains or attempt to minimise or avoid harm (e.g. through a revised 
layout) makes it difficult to support this proposal in its current form. 
References cited 
DMRB 2019 (Revision 1) LA 104 Environmental assessment and monitoring 
DMRB 2019 LA 106 Cultural heritage assessment 
Hunn et al 1995 Investigations at Magiovinium 1990-91: The Little Brickhill and Fenny 
Stratford Bypasses, pp3-66 in Records of Bucks, Vol. 37 
DEVELOPMENT MANAGEMENT CONSULTATION 
Neal 1987 Excavations at Magiovinium, Buckinghamshire, 1978-80, pp.1-124 in Records 
of Bucks, Vol. 29 
Wilson, P 2012 Research Strategy for the Roman-Period Historic Environment, English 
Heritage Thematic Research Strategies 
RECOMMENDATION 
Refuse, due to unjustified total loss of non-designated heritage assets of archaeological 
interest contrary to NPPF 197; Plan:MK Policy HE1 F; Policy SD1 (19); Policy SD9 & 
Policy SD14 (9). 
 
A1.13 MKC Environmental Health 
29.07.2019 
• I have reviewed the above application and can confirm that there is No objection 
from Environmental Health. 
 
A1.14 MKC Economic Development 
06.08.2019 
The application proposes the development of the site for up to 241,548 m2 (2,600,000 sq 
ft) employment use. Comprising of up to; 192,159 m2 of warehousing and distribution 
(Class B8) floorspace with ancillary B1a office space, up to 48,040 m2 of general 
industrial (Class B2) floorspace with ancillary B1a office space, 999 m2 of a small 
standalone office (Class B1) and 350 m2 small café ( Class A3) to serve the development. 
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The vision for the Council Plan 2016 – 2022 is for Milton Keynes to be a thriving city of 
500,000 people. The Council Plan 2016-2022 also highlights the need to support 
businesses to grow and contribute to life in a prosperous and more equal City. To create a 
place of opportunity, and provide the resident population with sustainable, meaningful 
employment; it is essential that Milton Keynes creates an environment that 
accommodates, retains and grows its business community.  
 
The site was allocated for employment development within Plan:MK. 
 
The proposal strongly supports the priorities and aims of the Economic Development 
Strategy 2017-2027. 
 
The ‘enterprise’ priority centres upon “facilitating access to the assistance and appropriate 
space that will enable businesses to start and which supports existing businesses, of all 
sizes and from across a range of sectors, to succeed and fulfil their growth aspirations”. It 
is essential that for businesses to thrive they have access to suitable space; the according 
to the application, the proposed development will provide approximately 241,500m2 of 
new commercial space. 
 
The ‘brand’ priority of the Economic Development Strategy is focused upon building on the 
city’s strengths to make MK ‘a location of choice for business development both nationally 
and internationally’. Constructing the new development will provide the opportunity to 
create a new commercial space which is better suited to the future needs of business. 
 
The proposal will create approximately 2,050 new full-time jobs. 
 
A1.15 Transport Policy  
Bow Brickhill Crossing – There is a strong likelihood that because of the East West Rail 
project the level crossing will close in future or the increased barrier downtime will have an 
unacceptable impact on traffic movements along the V10 Brickhill Street. Other level 
crossings along the Marston Vale Line such as Woburn Sands are in a similar situation.  
Because this area to the south of Milton Keynes is within the corridor where the route of 
the proposed Expressway is being considered, there is considerable uncertainty over what 
development may take place in this area and what the potential for new/replacement 
bridge crossings over the Marston Vale Line will be, that could mitigate the impact of level 
crossing closures. It is therefore prudent to safeguard the potential for a highway bridge to 
be built on the site of the existing Bow Brickhill level crossing. A further consideration is 
that Milton Keynes has aspirations for a mass rapid transit network in future to support its 
continued growth in a sustainable manner. There is a strong possibility the V10 Brickhill 
Street will accommodate a route given this would serve the existing and planned 
employment areas along here, as well as a southern park and ride site which would cater 
for traffic using the A5 and A4146. Milton Keynes Council is undertaking a piece of work to 
clarify how much, if any, third party land would need to be safeguarded to construct a 
satisfactory bridge in place of the level crossing, utilising existing highway land as far as 
possible. Any land that needs to be safeguarded would need to be to the west of level 
crossing, and hence would have implications for the South Caldecotte site and planning 
application.  We aim to have clarified the land required by February 2020.  
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Off-Site cycling infrastructure contribution – The planning application includes provision of 
a redway through the site connecting the V10 Redway Super Route north of the level 
crossing with the existing redway provision at the A5 Kelly’s Kitchen roundabout. The new 
redway being provided would need to accord with the new Redway Design Guide being 
adopted in 2020, which includes the principle to give cyclists and pedestrians priority 
where the redway crosses over side roads. In addition to the redway improvements within 
the site and across the site frontage, we would expect a contribution from the developer to 
the wider redway super routes programme. Specifically this would fund an upgrade of the 
V10 Super Route, including the delivery of the missing link adjacent to Walton Park along 
the V10 grid road. The V10 Super Route would be the principle north bound route from the 
South Caldecotte site to the rest of Milton Keynes and onto the wider redway network.  
This would be an attractive cycle and walking route for people accessing the site by bike 
and hence would be well used by employees and visitors.  Delivery of the Redway Super 
Routes is a high priority for Milton Keynes Council as defined in its recently adopted 
Mobility Strategy Transport Infrastructure Delivery Plan, and S106 contributions from new 
development was identified as a key funding means for this project. 
 
A1.16 MKC Planning Policy  
 
Plan: MK allocates this site via Policy SD14 for employment development with a range of 
principles on how the allocation should be developed. Policy SD14.B and Policy SD10 
require the production and adoption by the Council of a Development Framework 
Supplementary Planning Document (SPD) prior to planning applications being approved. 
This is to ensure that such strategic allocations are brought forward in a strategic and 
comprehensive way, with the Development Framework SPD guiding future planning 
applications and setting out how the Local Plan policy requirements are to be met. As a 
Development Framework SPD for South Caldecotte has not been adopted by the Council 
approving the current application would be contrary to Policy SD10 and SD14.B causing 
policy harm. 
 
A Draft South Caldecotte Development Framework SPD exists which has been consulted 
upon twice (March-April 2018 and May-July 2019). However, further work on the SPD 
following the most recent consultation was put on hold in July 2019. Work has been put on 
hold pending an announcement of the Oxford to Cambridge Expressway route options 
public consultation and the potential implications of this. Those potential implications 
would be taken into account as part of a South MK transport study which is investigating 
the need and feasibility of road network improvements (including potential crossings of the 
railway line) in the vicinity of the site which may have consequences for the layout and 
more refined principles contained in the SPD that would guide future planning 
applications. It is understood that the work on the South MK transport study is due to 
report back in February 2020, however, an announcement on the Oxford to Cambridge 
Expressway public consultation has been delayed.            
 
Whilst a draft SPD exists, any weight attributed to it needs to take into the matters 
associated with the south MK transport study (including potential implications of the 
Expressway) and indeed the previous SPD consultation responses that object to the SPD 
on the basis of such matters. As such, it is considered that the draft SPD should carry 
limited weight.” 
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26th February 2020 

 
Application Number: 19/01818/OUT  

 
Description: Outline application including access for the development of the site for 
employment uses, comprising of warehousing and distribution (Use Class B8) 
floorspace (including mezzanine floors) with ancillary B1a office space, general 
industrial (Use Class B2) floorspace (including mezzanine floors) with ancillary B1a 
office space, a small standalone office (Use Class B1) and small café (Use Class 
A3) to serve the development; car and HGV parking areas, with earthworks, 
drainage and attenuation features and other associated infrastructure, a new primary 
access off Brickhill Street, alterations to Brickhill Street and provision of Grid Road 
reserve to Brickhill Street with appearance, landscaping, layout and scale to be 
determined as reserved matters  
 
AT Land At Brickhill Street, South Caldecotte, Milton Keynes, MK17 9FE 
 
FOR HB (South Caldecotte) Limited 
 
Statutory Target: 03.03.2020 
 
Extension of Time: N/A 
 
Ward: Danesborough and Walton 
 
Parish: Bow Brickhill Parish Council 
 
Report Author/Case Officer: David Buckley, Senior Planning Officer   
 
Contact Details
 
Development Management Manager: Sarah Hine 

 
 

1.0 Introduction 

This updates the reason for refusal which was delegated by Committee Members to 

Officers at 6th February Development Control Committee (DCC).  
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2.0 Late Submission Documents 

2.1 It was reported in the additional papers to the February 6th 2020 Development 

Control Committee (DCC) that an update letter had been sent by the applicant on 

Monday 3rd February. This sought to address the recommended reasons for refusal 

in relation to Archaeology, Ecology and Transport and requested that DCC Members 

defer making a decision until 02 April 2020 DCC for those issues to be resolved.  

2.2 It was reported by officers at the DCC meeting that the Ecology and Transport 

submissions did not raise substantive new material and as a result it was not 

recommended that a decision be deferred. As there had not been an opportunity to 

consult the Council’s Archaeologist on the new submission, the following 

recommendation was made in relation to archaeology:  

It is recommended that power to refuse planning permission for the reason stated 

below is delegated to officers, subject to consultation on the additional 

archaeological material with the Council’s Archaeological Officer confirming that no 

new substantive issues have been raised:   

 

3) The proposal, by reason of the total loss of non-designated heritage assets of 

archaeological interest, failure to ensure that consideration is given to the historic 

environment in informing the site layout and the quantum of development and failure 

to demonstrate that the benefits of the development clearly outweigh the harm, 

taking into account the assets significance and importance, would be unacceptable 

contrary to NPPF policy 197 and Plan: MK policies HE1 (F), SD1 (A19) and SD14 

(C9). 

 

2.3 The Council’s Archaeologist has now reviewed the late submission of 3rd 

February and in a formal consultation response dated 14th February 2020 has 

confirmed that no new substantive material has been submitted and his view on the 

proposal is unchanged.  

 

2.4 It is noted that the Council Archaeologist consultation response of 21st January 

2020, while it was produced in full in the annexe and reflected in the 

recommendation of the DCC report, was not explicitly mentioned in the Archaeology 

section of the DCC report and had not been published on the public access website 

at the time of 6th February 2020 DCC.  

2.5 The response of 21st January 2020 maintains the objection to the proposal. It 

does, however, revise the comments of 7th January 2020, in terms of defining the 

archaeological assets as being of ‘possible’ national significance rather than 

‘probable’ national significance and associated policy references are also revised.  
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2.6 The Council Archaeologist consultation responses of 21st January and 14th 

February 2020 were uploaded to the public access website and the applicant was 

notified on Monday 17th February. This provided the applicant an opportunity to 

provide any additional comment by the end of 21st February 2020. 

2.7 On 21st February 2020, the applicant submitted a response containing the 

following documents:  

• A covering letter containing a further explanatory response from the applicant’s 
Archaeologist, Dr Mike Dawson, following the Council Archaeologist consultation 
response dated 21st January 2020.     

• An updated Archaeological Trenching Report. It was requested by the applicant 
that the previous Trenching Report be substituted with this version.  

• The covering letter reiterates the point that the archaeology is of local or at most 
regional significance and therefore should not form a reason for withholding 
planning permission.  

  
2.8 A final consultation response to address these supplementary documents was 

received from the Council’s Archaeologist on 25th February 2020. In summary this 

states that having reviewed the updated version of the Archaeological Trial Trench 

Report, the remains of the roman street are of at least regional significance. The 

consultation response disagrees with the contention in the covering letter that there 

is no evidence of substantial structural remains and also states that his conclusions 

do not stand or fall on evidence for the presence or absence of such structural 

remains.  The response concludes by stating that the new submission documents do 

not necessitate the recommended reason for refusal to be revised.     

2.9 Therefore officers recommend that the scheme is refused as per the resolution of 

the Development Control Committee of 6th February 2020. 
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OUTLINE PLANNING PERMISSION REFUSED

Application no: 19/01818/OUT
To: DLP Planning Limited

Miss Lydia Prince
4 Abbey Court
Fraser Road
Priory Business Park
Bedford
MK44 3WH

Applicant: HB (South Caldecotte) 
Limited
C/O Agent

Milton Keynes Council, under their powers provided by the above legislation, Refuse 
Permission for

Outline application including access for the development of the site for 
employment uses, comprising of warehousing and distribution (Use Class B8) 
floorspace (including mezzanine floors) with ancillary B1a office space, general 
industrial (Use Class B2) floorspace (including mezzanine floors) with ancillary 
B1a office space, a small standalone office (Use Class B1) and small café (Use 
Class A3) to serve the development; car and HGV parking areas, with earthworks, 
drainage and attenuation features and other associated infrastructure, a new 
primary access off Brickhill Street, alterations to Brickhill Street and provision of 
Grid Road reserve to Brickhill Street with appearance, landscaping, layout and 
scale to be determined as reserved matters (Environment Statement received)
At: Land At Brickhill Street South Caldecotte Milton Keynes MK17 9FE 

in accordance with your application, valid on 17th July 2019 and the following drawings:

Received 15th July 2019

16-048-SGP-ZZ-00-DR-A-1000-P3 Site Location Plan 
SCD-BWB-GEN-01-DR-TR-001 S2 P7 Proosed Site Access Roundabout 

The reason(s) for refusing your application are:

( 1) The proposal, by reason of the total loss of non-designated heritage assets of 
archaeological interest, failure to ensure that consideration is given to the historic 
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environment in informing the site layout and the quantum of development and failure to 
demonstrate that the benefits of the development clearly outweigh the harm, taking into 
account the assets significance and importance, would be unacceptable contrary to 
NPPF policy 197 and Plan:MK policies HE1 (F), SD1 (A19) and SD14 (C9).

( 2) The proposal, by reason of the loss of a significant extent of Priority Habitats and 
other ecological assets, and a failure to demonstrate an acceptable mitigation of 
biodiversity impacts on site, would result in an unacceptable impact on biodiversity 
assets within the application site, contrary to NPPF policies 170 (d), 174 (b) and 175 
and Plan: MK policies, NE2 and NE3 and Planning Practice Guidance/ Natural
Environment Guidance Paragraph: 024.

( 3) The proposal, by reason of failure to demonstrate provision of necessary 
infrastructure to mitigate the impact of the development, in particular in relation to 
transport, would have a harmful impact on the transport network, in terms of road, cycle 
and public transport provision, and would therefore fail to mitigate the impact of 
development, contrary to Plan: MK policies INF1, CT1 CT2, CT3, CT5 and SD14 (C.3) 
of Plan: MK.

Working With the Applicant

In accordance with paragraph 38 of the National Planning Policy Framework Milton 
Keynes Council takes a positive and proactive approach to development proposals 
focused on solutions. Milton Keynes Council works with applicants/agents in a positive 
and proactive manner by: offering a pre-application advice service; as appropriate 
updating applicants/agents of any issues that may arise in the processing of their 
application; where possible suggesting solutions to secure a successful outcome; 
informing applicants/agents of any likely recommendation of refusal prior to a decision; 
and by adhering to the requirements of the Milton Keynes Council Corporate Plan and 
the Planning and Transport Service Plan.

The Local Planning Authority has worked with the applicant to address as many 
reasons for refusal as possible, within statutory timeframes. However, it was not 
possible to overcome all the refusal reasons. As a result the scheme is refused and this 
determination was made without delay.
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Your attention is drawn to the attached notes

26th February 2020 Jon Palmer MRTPI – Head of Planning
For and on behalf of the Council
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Appeals to the Secretary of State
If you are aggrieved by the decision of your local planning authority to refuse permission 
for the proposed development or to grant it subject to conditions, them you can appeal 
to the Secretary of State for the Environment under Section 78 of the Town and Country 
Planning Act 1990 (as amended).

 If you want to appeal, then you must do so within six months of the date of this notice. 
The Secretary of State can allow a longer period for giving notice of an appeal, but he 
will not normally be prepared to use this power unless there are special circumstances 
which excuse the delay in giving notice of appeal.

You can appeal using a form that you can get from The Planning Inspectorate, Temple 
Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN.  Customer Support Unit, 
Tel: 0117 372 6372. Appeal forms and guidance can also be downloaded from the 
Planning Inspectorate’s website www.planning-inspectorate.gov.uk.

Alternatively, the Planning Inspectorate have introduced an online appeals service 
which you can use to make your appeal online. You can find the service through the 
Appeals area of the Planning Portal – 
https://www.planningportal.co.uk/info/200207/appeals. The Inspectorate will publish 
details of your appeal on the internet (on the Appeals area of the Planning Portal). This 
may include a copy of the original planning application form and relevant supporting 
documents supplied to the local planning authority by you or your agent, together with 
the completed appeal form and information you submit to the Planning Inspectorate. 
Please ensure that you only provide information, including personal information, that 
you are happy will be made available to others in this way. If you supply personal 
information belonging to a third party please ensure have their permission to do so. 
More detailed information about data protection and privacy matters is available on the 
Planning Portal.

The Secretary of State need not consider an appeal if it seems to him that the local 
planning authority could not have granted planning permission for the proposed 
development or could not have granted it without the conditions they imposed, having 
regard to the statutory requirements, to the provisions of any development order and to 
any directions given under a development order.

In practice, the Secretary of State does not refuse to consider appeals solely because 
the local planning authority based their decision on a direction given by him.

Purchase Notices   
If either the local planning authority or the Secretary of State for the Environment 
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refuses permission to develop land or grants it subject to conditions, the owner may 
claim that they can neither put the land to a reasonably beneficial use in its existing 
state nor render the land capable of a reasonably beneficial use by carrying out of any 
development which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council (District 
Council, London Borough Council, or Common Council of the City of London) in whose 
area the land is situated.  This notice will require the Council to purchase their interest in 
the land in accordance with the provision of Part VI of the Town and Country Planning 
Act 1990.

Compensation  
In certain circumstances compensation may be claimed from the local planning 
authority if permission is refused or granted subject to conditions by the Secretary of 
State appeal or reference of the application to him.

These circumstances are set out in section 114 and related provisions of the Town and 
Country Planning Act 1990 (as amended).
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Minutes of the meeting of the DEVELOPMENT CONTROL COMMITTEE held on 
THURSDAY 6 FEBRUARY 2020 at 7.00 pm.  

Present: Councillor Bint (Chair) 
Councillors Alexander, Baines, Brackenbury,  Brown, Exon, A Geary, 
Legg, McLean, Petchey  and Wallis 

Officers: J Palmer (Head of Planning), S Hine (Development Management 
Manager), D Buckley (Senior Planning Officer), C Walton (Senior 
Planning Officer), P Caves (Team Leader - Traffic & Development), E  
Gineikiene (Planning Solicitor) and D Imbimbo (Committee Manager) 

Also Present: Councillor D Hopkins, Mr N Weeks (Technical Director, Stirling 
Maynard Transportation)(Highways Consultant)  and approximately 
30 members of the public. 

DCC63 INTRODUCTIONS AND WELCOME 

The Chair welcomed members of the public and councillors to the 
meeting and explained the procedures to be adopted. 

DCC64 MINUTES OF PREVIOUS MEETING 

The Chair advised the Committee that the minutes of the Committee 
meeting on 5 December had been approved at the Special meeting 
of the Committee on 27 January 2020 

RESOLVED - 

That the Minutes of the meeting of the Development Control 
Committee held on 9 January 2020 and the Development Control 
Panel held on 21 November 2019 be agreed and signed by the Chair 
as correct records, subject to the word ‘widow’ being amended to 
‘window’ in minute DCP 23 under application 19/01662/FUL.  

DCC65 DECLARATION OF INTERESTS 

None were made. 

DCC66                 PUBLIC PARTICIPATION 
No public questions had been received. 

DCC67 REPRESENTATIONS ON APPLICATIONS 

Ms S Malleson, Parish Councillor B O’Rourke and Ward Councillor D 
Hopkins spoke in objection to application 19/01818/OUT Land at 
Brickhill Street, South Caldecotte, Milton Keynes.   

The Applicants agent, Mr G Robinson, exercised the right of reply. 
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DCC68 PLANNING APPLICATIONS 

19/01818/OUT OUTLINE APPLICATION INCLUDING ACCESS FOR 
THE DEVELOPMENT OF THE SITE FOR 
EMPLOYMENT USES, COMPRISING OF 
WAREHOUSING AND DISTRIBUTION (USE CLASS 
B8)  FLOORSPACE (INCLUDING MEZZANINE 
FLOORS) WITH ANCILLARY B1A OFFICE SPACE, 
GENERAL INDUSTRIAL (USE CLASS B2) 
FLOORSPACE (INCLUDING MEZZANINE FLOORS) 
WITH ANCILLARY B1A OFFICE SPACE, A SMALL 
STANDALONE OFFICE (USE CLASS B1) AND SMALL 
CAFÉ (USE CLASS A3) TO SERVE THE 
DEVELOPMENT; CAR AND HGV PARKING AREAS, 
WITH EARTHWORKS, DRAINAGE AND 
ATTENUATION FEATURES AND OTHER 
ASSOCIATED INFRASTRUCTURE, A NEW PRIMARY 
ACCESS OFF BRICKHILL STREET, ALTERATIONS TO 
BRICKHILL STREET AND PROVISION OF GRID ROAD 
RESERVE TO BRICKHILL STREET WITH 
APPEARANCE, LANDSCAPING, LAYOUT AND SCALE 
TO BE DETERMINED AS RESERVED MATTERS AT 
LAND AT BRICKHILL STREET, SOUTH CALDECOTTE, 
MILTON KEYNES FOR GRAHAM ROBINSON, DLP 
PLANNING LIMITED, 4 ABBEY COURT, FRASER 
ROAD, PRIORY BUSINESS PARK, BEDFORD 

 The Senior Planning Officer introduced the 
application with a presentation.   

 The Senior Planning Officer confirmed that the 
recommendation remained to refuse the 
application, but, as late information had been 
submitted by the applicants in respect of the 
Archaeology on the site, which had not yet been 
assessed, the wording of the reasons be amended 
to read; 

 ‘That the application be refused as; 

a. The proposal, by reason of the loss of a 
significant extent of Priority Habitats and other 
ecological assets, and a failure to demonstrate 
an acceptable mitigation of biodiversity impacts 
on site, would result in a unacceptable impact 
on biodiversity assets within the application 
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site, contrary to NPPF policies 170 (d), 174 (b) 
and 175 and Plan: MK policies, NE2 and NE3 
and Planning Practice Guidance/ Natural 
Environment Guidance Paragraph: 024.   

b. The proposal, by reason of failure to 
demonstrate provision of necessary 
infrastructure to mitigate the impact of the 
development, in particular in relation to 
transport, would have a harmful impact on the 
transport network, in terms of road, cycle and 
public transport provision, and would therefore 
fail to mitigate the impact of development, 
contrary to Plan: MK policies INF1, CT1. And; 

That authority to refuse planning permission for 
the reason stated below be delegated to the Head 
of Planning, subject to consultation on the 
additional archaeological material with the 
Council’s Archaeological Officer confirming that no 
new substantive issues have been raised:   

c. The proposal, by reason of the total loss of non-
designated heritage assets of archaeological 
interest, failure to ensure that consideration is 
given to the historic environment in informing 
the site layout and the quantum of 
development and failure to demonstrate that 
the benefits of the development clearly 
outweigh the harm, taking into account the 
assets significance and importance, would be 
unacceptable contrary to NPPF policy 197 and 
Plan:MK policies HE1 (F), SD1 (A19) and SD14 
(C9).’ 

It was further noted that late representations had 
been received from the developer in respect of the 
first two recommended reason for refusal, these 
had not raised any matters that changed the view 
taken by the Senior Planning Officer in respect of 
his recommendations.  

The Committee was advised that due to a technical 
issue Councillor Jenkins (Ward Councillor) had not 
been consulted, however a representation had 
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now been received which has been detailed within 
the published update papers. 

It was further noted that a response had been 
received from Highways England who, having 
issued a holding objection, had stated that they 
would seek to provide a full response by 24 April 
2020. 

The Senior Planning Officer further advised the 
Committee that representations had been received 
in respect of the absence of a Development 
Framework for the site being adopted, it was 
however the view of officers that this would not be 
a sustainable reason for refusal on what was an 
allocated site.  The Senior Planning Officer also 
gave the Committee an explanation of the 
requirements in respect of mitigating harm to the 
archaeological remains on a site.  It was confirmed 
that the Council’s Archaeology Officer had 
maintained his objection to the scheme as suitable 
mitigation had not been provided.  It was also 
reiterated that there remained concerns in respect 
of the lack of mitigation for the Long Meadow, the 
loss of which was not acceptable. 

The Committee heard from objectors who raised 
the following concerns: 

 The application should be refused as no 
Development Framework had been agreed 
or adopted, the decision to defer the 
Development Framework was because the 
route of the Expressway and East West rail 
link had not been finalised and therefore the 
application was contrary to Policy SD14 of 
Plan:MK which required a Development 
Framework in advance of any planning 
permission being granted, it was also noted 
that what had been produced in draft had 
been heavily criticized and was being re-
written. 

 The development was likely to have a 
negative impact on the amenity of houses in 
the immediate vicinity. 
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 There remained uncertainty in respect of 
the route of the proposed East / West 
Expressway, and it was acknowledged that a 
bridge would be required over it, which did 
not form part of the application. 

 The development would lead to thousands 
of new traffic movements which would not 
accord with the aspirations for Milton 
Keynes to become Carbon Neutral. 

 The proposals were in breach of Policies 
SD10 and SD14b of Plan:MK 

 The increase in traffic movements would put 
undue pressure on surrounding road 
network, in particular in the vicinity of the 
level crossing. 

The applicant’s agent told the Committee that the 
scheme had been designed to be fully policy 
compliant.  It was an important employment site 
that needed to be brought forward as soon as 
possible to sustain the economic growth of Milton 
Keynes. The Planning Inspectorate in reviewing 
Plan:MK was clear in stating that the site should be 
developed at an early phase of the delivery of the  
local plan. The developers had worked closely with 
officers to design a scheme that would deliver for 
Milton Keynes and it was disappointing that they 
were now recommending that the scheme be 
refused.   

The Committee noted that the applicant would be 
willing to agree a deferral of the decision until the 
Committee meeting scheduled for 2 April 2020, 
however, the Senior Planning Officer advised the 
Committee that this would not allow time for the 
response from Highways England to be received. 

The Senior Planning Officer advised the Committee 
that the scheme had been assessed in terms of the 
site allocation, taking into account the likely 
references in any adopted development 
framework of the requirements to protect both the 
archaeological remains and the long meadow.  It 
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was affirmed that Officers were of a view that a 
scheme that had suitable mitigation measures for 
both these matters would be acceptable, however 
the scheme as proposed failed to provide those 
measures. 

Councillor Bint proposed that the revised (as 
above) Officer recommendation be agreed, this 
was seconded by Councillor Exon. 

In response to a question the Highways Consultant 
explained how the assessment of traffic volume 
and the effect of the level crossing had been 
calculated and confirmed that the figures referred 
to in the report were correct, these figures were 
based on the current level of traffic on the rail line, 
that would likely increase once the East/West rail 
link was operational. It was also acknowledged that 
there was an existing problem at the roundabout 
at the junction of the V10 Brickhill Street and 
Station Road, but the expected increase in traffic 
resulting from the Development would not in itself 
be a reason to refuse the application.  

Members of the Committee expressed concern 
that there did not appear to be any guidance in 
respect of what the status of a Development 
Framework in draft was as it was clear that in a 
case like this the policy, if strictly adhered to, 
would require a permission to be refused if the 
development framework had not been adopted, 
yet it was a site allocated for a specific use. It was 
Confirmed by the Head of Planning that in this 
instance the development framework had been 
through consultation on two occasions and 
therefore held some weight, The Chair commented 
that albeit that the draft document that was 
consulted on it was found to be inadequate and 
was to be rewritten.  

The Chair proposed that a referral be made to 
Cabinet to seek to progress the development 
framework expeditiously. On being seconded by 
Councillor Brackenbury the referral was agreed by 
acclamation.  
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On being put to the vote the motion to refuse the 
application for the reasons stated was carried with 
members of the Committee voting unanimously in 
favour. 

 RESOLVED –  

1. ‘That the application be refused as; 

a. The proposal, by reason of the loss of a 
significant extent of Priority Habitats and 
other ecological assets, and a failure to 
demonstrate an acceptable mitigation of 
biodiversity impacts on site, would result in 
a unacceptable impact on biodiversity assets 
within the application site, contrary to NPPF 
policies 170 (d), 174 (b) and 175 and Plan: 
MK policies, NE2 and NE3 and Planning 
Practice Guidance/ Natural Environment 
Guidance Paragraph: 024.   

b. The proposal, by reason of failure to 
demonstrate provision of necessary 
infrastructure to mitigate the impact of the 
development, in particular in relation to 
transport, would have a harmful impact on 
the transport network, in terms of road, 
cycle and public transport provision, and 
would therefore fail to mitigate the impact 
of development, contrary to Plan: MK 
policies INF1, CT1. And; 

2. That authority to refuse planning permission 
for the reason stated below be delegated to 
the Head of Planning, subject to 
consultation on the additional 
archaeological material with the Council’s 
Archaeological Officer confirming that no 
new substantive issues have been raised:   

c. The proposal, by reason of the total loss of 
non-designated heritage assets of 
archaeological interest, failure to ensure 
that consideration is given to the historic 
environment in informing the site layout 
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and the quantum of development and 
failure to demonstrate that the benefits of 
the development clearly outweigh the harm, 
taking into account the assets significance 
and importance, would be unacceptable 
contrary to NPPF policy 197 and Plan:MK 
policies HE1 (F), SD1 (A19) and SD14 (C9).’ 

3. That Cabinet be asked to seek to progress 
the development framework expeditiously. 

19/03057/FULMMA DESCRIPTION VARIATION OF CONDITION 17 (TO 
ALLOW FOR 20% OF THE NET TRADING FLOOR 
SPACE TO BE USED FOR THE SALE OF 
COMPARISON GOODS) OF APPLICATION 
19/00420/FUL AT LAND AT WOLVERTON ROAD, 
BLAKELANDS, MILTON KEYNES FOR LIDL UK GMBH 

 The Senior Planning Officer introduced the 
application with a presentation.   

 The Committee was reminded that the condition 
which the applicant sought to have removed was 
one that had been added by the Committee to 
those recommended by the Planning Officer, the 
condition had sought to protect the viability of 
Newport Pagnell High Street by restricting the sale 
of goods solely to convenience items. 

 The Senior Planning Officer confirmed that the 
recommendation remained to grant the 
application, subject to all other conditions 
proposed in the application and the securing of a 
s106 agreement to reflect those obligations and 
contributions secured in the original Full Planning 
Permission. 

 Councillor Bint proposed that the revised Officer 
recommendation be agreed, this was seconded by 
Councillor Exon. 

 Some members of the Committee stated that they 
believed that the condition should remain as it was 
essential to protect the High Street. 

Councillor Brackenbury reminded the Committee 
that he had proposed the condition, he stated that 
he had done so to prevent to premises being sold 



 

6 FEBRUARY 2020 

at a future date to a retailer whose core business 
would be in direct conflict with other businesses in 
Newport Pagnell, he had however not intended the 
condition to restrict or prevent what was the 
established trading style of the developer.  He 
further stated that had he appreciated that the 
outcome would have done so would have sought 
to make the condition clearer, or not proposed it at 
all.  Councillor Petchey also stated that he would 
not want to see the developer unable to trade in its 
usual manner and did not believe that the style of 
trading would jeopardise the viability of the High 
Street as the goods sold changed on a regular 
basis. 

On being put to the vote the proposal to grant the 
application was carried, with 7 members of the 
Committee voting in favour of the application 3 
against and one member abstaining from the vote. 

RESOLVED – 

That the application be granted subject to the 
conditions as detailed in the Committee report, 
together with the securing of a s106 agreement.  

DCC69       REFERRAL FROM COUNCIL 

The Committee noted the referral from Council to take into account 
the provisions of the Equality Act of 2010, in particular to ensure that 
people with mobility issues are given due consideration with regards 
to planning applications and to ensure that applicants take into 
account the relevant aspects of the Act with regard to dropped curbs 
and restricted access.  The Committee fully supports and respects 
the legislation, and the provisions of the Act are a major part of its 
consideration of applications. 

It was noted that a recent example of this had been a planning 
application for 60 apartments with ancillary works (including 
footpath improvements and car parking area) that came before the 
Committee. In that instance it had been resolved to refuse the 
application on the grounds that, ‘….the development would lead to 
an unsatisfactory arrangement in terms of the accessibility of the 
proposed units for those with impaired mobility ….’ (Planning 
reference 16/03648/REM). 

The Chair stated that the Committee would continue to take into 
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account the provisions of the Act when considering planning 
applications. 

Councillor Baines stated that he would hope that Cabinet would 
consider drawing up a Supplementary Planning Document to ensure 
that developers had it available and used it when applications were 
submitted, and proposed that the request for an SPD of this nature 
be referred to Cabinet, this was agreed by acclamation.  

Councillor Alexander reminded the Committee that he had taken the 
matter to Council as he wanted to see consideration given in all 
aspects of planning including such matters as the provision of 
dropped curbs and restricted parking where they were provided 

The chair proposed that the referral read, ‘That the Development 
Control Committee would welcome an initiative from Cabinet to 
create a Supplementary Planning Document or similar policy that 
would further strengthen its position in requiring developers to take 
account of the provisions of the Equality Act of 2010’. 

RESOLVED – 

1. That the referral be noted and the response given to Council. 

2. That the Development Control Committee would welcome an 
initiative from Cabinet to create a Supplementary Planning 
Document or similar policy that would further strengthen its 
position in requiring developers to take account of the provisions 
of the Equality Act of 2010. 

DCC70 DEVELOPMENT MANAGEMENT APPEALS  

The Committee considered reports detailing current Development 
Management Appeals. 

The Development Management Manager told the Committee that 
during the past month there had been two appeals of note: 

34 St Peters Way, New Bradwell - An Enforcement Appeal for change 
of use from a dwelling to a House in Multiple Occupation, the appeal 
was dismissed and Enforcement Notice upheld. It was concluded 
that the shortfall in parking would have an adverse impact on 
parking congestion in the area. The appellant would therefore be 
required to revert the property back to use class C3.  

Red House public House, 1 Wolverton Road, Newport Pagnell – 
Enforcement Appeal  

The appeal related to an enforcement notice served on 11 July 2019 
requiring the removal of timber screening running across the former 
beer garden, reduction in the front boundary to a maximum height 
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of 1.8 metres as previously approved, removal of 2 porta cabins, 
removal of a selection of materials that had been stored in the 
former beer garden. There is a 4 month period to comply with this 
notice.   

RESOLVED –  

1. That the Development Management Appeals schedule be 
noted. 

2. That the Current Enforcement Appeals schedule be noted. 

3. That the Closed Development Management Appeals schedule 
be noted 

 

THE CHAIR CLOSED THE MEETING AT 20:50 PM  
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Notes

1. Do not scale this drawing. All dimensions must be checked/ verified

on site. If in doubt ask.

2. This drawing is to be read in conjunction with all relevant architects,

engineers and specialists drawings and specifications.

3. All dimensions in millimetres unless noted otherwise. All levels in

metres unless noted otherwise.

4. Any discrepancies noted on site are to be reported to the engineer

immediately.
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AREA SUMMARY:

Redline Area:
58.13 Ha / 143.64 Ac

Total Developable Area:
43.44 Ha / 106.18 Ac

Proposed Use:
Flexible B2/B8 with ancillary B1(a)

Number of Units:
Ranging from 7 -15 Units

Maximum Floorspace:
241,548 m² (2,600,000 ft²) GIA

Proposed Unit Height:
Haunch height ranging from 6m to 21m

Car Parking Provision:
Compliant with Council's parking standards
for zone 3: B1 use - 1/30m²; B2 use -
1/60m² and B8 use - 1/100m²

SuDS Provision:
Each Unit will have its own surface water
drainage strategy as well as attenuation of
public realm

Landscaping:
Appropriate landscaping will be included as
part of the development proposals

Zone 1

Zone 2

Zone 4

Zone 3

Zone 4
Developable Area (Ha) 3.64

Number of Units 3 to 5
Floorspace (GEA sqm) 15,128
Floorspace (GIA sqm) 13,753

Unit Roof Height (Highest
Point) 9m min 11m max

Unit Haunch Height 6m min 8m max
Density (Unit coverage ratio) 37.8%

Unit Floor Levels (AOD) Lowest FFL
+73.2m

Highest FFL
+74.65m

Zone 1
Developable Area (Ha) 8.58

Number of Units 1 to 2
Floorspace (GEA sqm) 53,785
Floorspace (GIA sqm) 48,896

Unit Roof Height (Highest
Point) 21m min 24m max

Unit Haunch Height 18m min 21m max
Density (Unit coverage ratio) 57%

Unit Floor Levels (AOD) Lowest FFL
+70.45m

Highest FFL
+70.85m

Zone 2
Developable Area (Ha) 21.72

Number of Units 1 to 5
Floorspace (GEA sqm) 140,389
Floorspace (GIA sqm) 127,626

Unit Roof Height (Highest
Point) 15m min 24m max

Unit Haunch Height 12m min 21m max
Density (Unit coverage ratio) 58.8%

Unit Floor Levels (AOD) Lowest FFL
+69.4m

Highest FFL
+72.35m

Zone 3
Developable Area (Ha) 9.50

Number of Units 2 to 3
Floorspace (GEA sqm) 56,401
Floorspace (GIA sqm) 51,274

Unit Roof Height (Highest
Point) 18m min 21m max

Unit Haunch Height 15m min 18m max
Density (Unit coverage ratio) 54.0%

Unit Floor Levels (AOD) Lowest FFL
+71.5m

Highest FFL
+75.5m
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Provisional Conditions South Caldecotte Appeal 

 

1. Plan Numbers List  

 

The approved development shall be carried out in accordance with the following 

drawings/details: 

Date Registered 15th July 2019.  

 

 

Plan Name Plan Reference   

Site Location Plan  16-048- SGP- ZZ- 00-DR-A-1000-P3 

Proposed Site Access Roundabout   SCD-BWB-GEN-01-DR-TR-001 S2 P7 

Cross Section through Visibility Splay  SCD-BWB-HGN-XX-SK-D-130 S1 P1 

 

 

2. Reserved Matters 

 

Approval of the details of the appearance, landscaping, layout and scale (hereinafter 

called ''the reserved matters'') shall be obtained in writing from the Local Planning 

Authority before any development is commenced on the relevant phase or part hereby 

approved. 

Reason: This is outline permission only and these matters have been reserved for the 

subsequent approval, (in three relevant phases) of the Local Planning Authority. 

 

 

3. Time 

 

Application/s for approval of all the reserved matters shall be made to the Local 

Planning Authority before the expiration of three years from the date of this permission. 

The development hereby permitted shall be begun no later than the latest of the 

following dates:- 

i. The expiration of three years from the date of this permission; or 

ii. The expiration of two years from the date of the approval of the last of the reserved 

matters to be approved 

Reason: To prevent the accumulation of planning permissions; to enable the Local 

Planning Authority to review the suitability of the development in the light of altered 

circumstances; and to comply with the requirements of Section 92 of the Town and 

Country Planning Act 1990. 
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4. Phasing plan 

 

Prior to the commencement of development of any phase or part of the development, 

a phasing plan for the whole site shall be submitted to and approved in writing by the 

Local Planning Authority. For the avoidance of doubt the phasing plan shall include 

the timing and delivery of all roads, footways, redway. The development shall take 

place in accordance with the approved phasing plan. 

 

Reason: In order to clarify the terms of this planning permission and ensure that the 

development proceeds in a planned and phased manner. 

 

5. Scale of Development 

 

The development hereby permitted shall not exceed 241,000 sq m unless otherwise 

agreed in writing with the Local Planning Authority (wording to be confirmed between 

the two parties).  

Reason: To ensure development conforms to the outline planning permission. 

 

 

6. Contamination 

 

The development shall be carried out in accordance with the mitigation and remedial 

works as set out in the submitted contamination report.  Should any unforeseen 

contamination be encountered the Local Planning Authority shall be informed 

immediately. Any additional site investigation and remedial work that is required as a 

result of unforeseen contamination will also be carried out to the written satisfaction of 

the Local Planning Authority. 

Reason: To ensure that the site is fit for its proposed purpose and any potential risks 

to human health, property, and the natural and historical environment, are 

appropriately investigated and minimised in accordance with Plan:MK policy NE6. 

 

 

7. Landscape Visual Impact Assessment 

 

As part of any reserved matters application, an updated LVIA shall be submitted 

wording to be confirmed between the two parties).  

Reason: To ensure an acceptable impact in terms of visual impact of the development.  

 

 

8. Landscape Strategy  

 

Reserved matters applications for each phase or part of the development shall include 

a landscaping scheme with detailed drawings showing which trees and hedgerows are 

to be retained and which trees and hedgerows are proposed to be felled or lopped. 
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The landscaping scheme shall also show planting locations in relation to associated 

infrastructure; a proportion of native species and species beneficial to wildlife; 

schedules of plants, noting species, plant sizes and proposed numbers/densities 

where appropriate; and an implementation programme. Any trees or shrubs removed, 

dying, severely damaged or diseased within five years of planting shall be replaced in 

the next planting season with trees or shrubs of such size and species to be agreed 

by 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 

 

 

9. Green Infrastructure 

 

Reserved matters applications for each phase or part of the development shall include 

timing of delivery of all associated Green Infrastructure. This includes footpaths, and 

the created elements of the landscape management strategy. The development shall 

be carried out in accordance with the approved delivery prior to the occupation of any 

dwelling within that phase. 

Reason: To ensure an acceptable delivery of green infrastructure within the 

development.  

 

 

10. Sustainability 

 

Reserved matters applications for each phase or part of the development hereby 

permitted shall be accompanied by a Sustainability Statement for that phase or part 

including, as a minimum, details required by Policy SC1 of Plan: MK. The approved 

details shall be implemented for each building prior to the first occupation of that 

building. 

Reason: To ensure that the development complies with the sustainable aims and 

objectives of the Plan: MK policy SC1 and the NPPF. 

 

 

11. Levels  

 

Reserved matters applications for each phase or part of the development hereby 

permitted shall be accompanied by details of the proposed finished floor levels of all 

buildings and the finished ground levels of the site, in relation to existing site levels of 

surrounding property, has been submitted to and approved by the Local Planning 

Authority. The development shall thereafter be carried out in accordance with the 

approved levels. 

Reason: To ensure that construction is carried out at suitable levels having regard to 

drainage, access, the appearance of the development and the amenities of 

neighbouring properties in accordance with Policies D3 and D5 of Milton Keynes. 
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adopted Plan: MK (2019). 

 

 

12. Lighting Scheme (bat friendly) 

 

Any reserved matters applications for the development hereby permitted shall include 

a lighting scheme for all public and private areas, footpaths and parking areas to be 

submitted to and approved in writing by the Local Planning Authority. The lighting 

scheme shall include details of the lights proposed, a lux plan showing maximum, 

minimum, average and uniformity levels, details of means of electricity supply to each 

light and how the lights will be managed and maintained in the future.  

If any lighting is required within the vicinity of current or built-in bat features, it shall be 

low level with baffles to direct the light away from the boxes and units, thus preventing 

severance of bat commuting and foraging routes. The approved scheme for each 

phase or part shall be implemented prior to the first use of that phase or part.  

Reason: To preserve habitats and protect species, to minimise the effect of 

development on the area and to reduce the impact on surrounding residents from light 

spill in accordance with policies D5 and NE2 of Plan:MK (2019). 

 

 

13.Ecology/Biodiversity Enhancement 

 

Reserved matters applications for each phase or part of the development hereby 

permitted shall be accompanied by a Biodiversity Enhancement Scheme and 

Management Plan including lighting levels, to be submitted to, and approved in writing 

by the Local Planning Authority. The development shall thereafter be carried out in 

accordance with the approved details prior to the occupation of the relevant phase or 

part of the development. 

Reason: To maintain and enhance local biodiversity and ecology in accordance with 

Policy NE3 of Plan: MK (2019). 

 

 

14. Drainage  

 

No above ground works shall commence until a surface water drainage scheme for 

the site, based on sustainable drainage principles, has been submitted to and 

approved in writing by the local planning authority. The scheme shall subsequently be 

implemented in accordance with the approved details before development is 

completed. 

The scheme shall be based upon the principles within the agreed Sustainable 

Drainage Statement prepared by BWB (ref: SCD-BWB-ZZ-XX-RP-CD-0001_SDS) 

dated 09/07/2019 and shall also include: 

a) Full calculations detailing the existing surface water runoff rates for the QBAR, 3.3% 

Annual Exceedance Probability (AEP) (1 in 30) and 1% AEP (1 in 100) storm events; 
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b) Full results of the proposed drainage system modelling in the above-referenced 

storm events (as well as 1% AEP plus climate change) , inclusive of all collection, 

conveyance, storage, flow control and disposal elements and including an allowance 

for urban creep, together with an assessment of system performance; 

MK WRP, 9 Dickens Road, Old Wolverton, Milton Keynes, MK12 5QF 

c) Detailed drawings of the entire proposed surface water drainage system, including 

levels, gradients, dimensions and pipe reference numbers; 

d) Full details of the proposed attenuation and flow control measures; 

e) Temporary storage facilities if the development is to be phased; 

f) A timetable for implementation if the development is to be phased; 

g) Details of overland flood flow routes in the event of system exceedance, with 

demonstration that such flows can be appropriately managed on site without 

increasing flood risk to occupants; 

h) Full details of the maintenance/adoption of the surface water drainage system; 

i) Measures taken to prevent pollution of the receiving groundwater and/or surface 

water 

 

 

 

15. Tree Protection/Construction 

No phase of development shall take place until all existing trees and hedges to be 

retained are protected according to the provisions of BS 5837:2012 'Trees in relation 

to design, demolition and construction - Recommendations'. All protective measures 

especially tree protection fencing must be put in place prior to any other work 

commencing on site (this includes vegetation clearance, ground-works, vehicle 

movements, machinery / materials delivery etc.). The fencing shall be of the same 

specification as that depicted in figure 2, page 20. Signs informing of the purpose of 

the fencing and warning of the penalties against destruction or damage to the trees 

and their root zones shall be installed at minimum intervals of 10 metres and a 

minimum of two signs per separate stretch of fencing. Once erected the local authority 

tree officer shall be notified within 24 hours of its installation so the fencing can be 

inspected and approved. The RPA within the protective fencing shall be kept free of 

all storage, materials, tools, machinery, construction plant, personnel, construction, 

digging and scraping, service runs, water-logging, changes in level and all other 

operations and structures, for the duration of the construction phase. No fire shall be 

lit such that it is closer than 20 metres to any tree or that flames would come within 5 

metres of any part of any tree. 

Reason: To protect trees and hedgerows to be retained, safeguard the character of 

the area, preserve habitat and to minimise the effect of development on the area in 

accordance in accordance with policies D1, D2 and NE5 of Plan: MK. 
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16. Replacement Tree Planting 

As part of any reserved matters application, full details of replacement tree planting in 

accordance with BS 8545: 2014 shall be submitted for approval as part of a general 

landscaping scheme where appropriate. This shall include full details of tree sizes, 

species, planting locations, planting spacing’s, pre-planting ground preparations, 

planting method and long term maintenance and where appropriate root protection 

measures and strategy for replacement of trees that fail to thrive within five years of 

planting.  

Reason: To protect trees and hedgerows to be retained, safeguard the character of 

the area, preserve habitat and to minimise the effect of development on the area in 

accordance in accordance with policies D1, D2 and NE5 of Plan: MK. 

 

17. Retained Trees/Maintenance 

Any reserved matters application shall be accompanied by: 

• An Arboricultural Impact Statement, 

• A Tree Protection Plan and,  

• An Arboricultural Method Statement 

All in accordance with BS 5837:2012 and the details shall include a scale plan 

accurately marking the position of all the retained trees and hedges, the extent of the 

root protection areas, the BS 5837: 2012 tree protection fencing along the root 

protection area margin, any areas to be covered in BS 5837: 2012 ground protection, 

construction details for the BS 5837: 2012 fencing and ground protection and sufficient 

detail of hard & soft landscaping works, service and drainage runs and proposed & 

existing spot levels in sufficient numbers and at appropriate spacing’s to enable the 

impact of the development on the tree root zones to be assessed for approval in writing 

by the Local Planning Authority. Works shall be undertaken in accordance with the 

approved details.   

Reason: To protect trees and hedgerows to be retained, safeguard the character of 

the area, preserve habitat and to minimise the effect of development on the area in 

accordance in accordance with policies D1, D2 and NE5 of Plan: MK. 

 

18. Archaeological  

 

No development shall take place until an archaeological field evaluation comprising 

trial trenching has been completed. The archaeological evaluation shall be detailed in 

a Written Scheme of Investigation which shall be submitted to and approved in writing 

by the Local Planning Authority. On completion of the archaeological field evaluation 

a further Written Scheme of Investigation for a programme of archaeological mitigation 
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in respect of any identified areas of significant buried archaeological remains shall be 

submitted to and approved in writing by the Local Planning Authority.  The WSI shall 

include a statement of significance and research objectives; and: 

 

a. The programme and methodology of site investigation and recording and the 

nomination of a competent person(s) or organisation to undertake the agreed works 

b. The programme for post-investigation assessment and subsequent analysis, 

publication & dissemination and deposition of resulting material.  

 

No development shall take place other than in accordance with the Written Scheme of 

Investigation so approved. The development hereby permitted shall not be occupied 

until the site investigation and post investigation assessment has been completed in 

accordance with the programme set out in the approved Written Scheme of 

Investigation and the provision made for analysis, publication and dissemination of 

results and archive deposition has been secured. 

 

Reason: To enable expert investigation of cultural remains at this site of archaeological 

interest in accordance with Policy HE1 of Plan:MK (2019). 

 

 

19. Construction Environment Management Plan 

 

No development, including any works of demolition, shall take place until a 

Construction 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 policies CT1 and NE6 of Plan: MK.  

 

 

 

 



8 

 

20. A5 Roundabout/Highways England Mitigation Measures 

No part of the development hereby approved shall be occupied until a Section 278 (of 

the Highways Act 1980) agreement has been entered into which includes an obligation 

on the part the applicant to pay the cost of implementing the improvement works to 

the A5/A4146 junction  as required by Highways England (plan and scheme of works 

will need to be agreed) 

Reason: In order to safeguard the integrity of the A5 and its ability to accommodate 

the development traffic impact. 

 

 

21. Access Details  

As part of any reserved matters application, details of the proposed access junction 

shown on Proposed Parameters Plan are to be submitted to and approved in writing 

by the Local Planning Authority.  The access shall be laid out and constructed in 

accordance with the approved details prior to the commencement of development on 

site. 

Reason: In order to provide adequate construction access and to minimise danger, 

obstruction and inconvenience to users of the highway and of the development in 

accordance with policy CT1 of Plan: MK. 

 

 

22. Grid Road Upgrade and Reserve 

 

As part of any reserved matters application, a plan showing details of the area of 

Brickhill Street to be upgraded to grid road standard and the area of Brickhill Street to 

be reserved for future grid road upgrade shall be submitted to and approved in writing 

by the Local Planning Authority.  

Reason: In order to minimise danger, obstruction and inconvenience to users of the 

highway and of the development in accordance with policy CT1 of Plan: MK. 

 

 

23. Redway Provision  

 

As part of any reserved matters application, details of Redway provision within the 

site, including along the entire length of Brickhill street shall be submitted to and 

approved in writing by the Local Planning Authority. 

Reason: In order to minimise danger, obstruction and inconvenience to users of the 

highway and of the development in accordance with policy CT1 of Plan: MK. 
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24. Brickhill Street/Station Road Mini-Roundabout 

 

As part of any reserved matters application a plan showing details of sufficient land to 

improve this junction to a minimum 40m ICD roundabout or suitable alternative to allow 

HGV provision and capacity shall be submitted. 

Reason: In order to minimise danger, obstruction and inconvenience to users of the 

highway and of the development in accordance with policy CT1 of Plan: MK. 

 

 

25. Land for Future Railway Bridge 

 

The two Parties will in principle seek to agree a wording in for a condition in relation to 

land to be safeguarded for a future railway bridge crossing.  

   

 

26. Travel Plan 

A full travel plan will be required, wording to be agreed between the two parties.  

Reason: To ensure an acceptable level of mitigation regarding methods of travel.  

 

 

27. Onsite Access Roads, etc 

As part of any reserved matters application details of the proposed on-site industrial 

access roads, footways and Redways shall be submitted to and approved in writing 

by the Local Planning Authority 

Reason: In order to minimise danger, obstruction and inconvenience to users of the 

highway and of the development in accordance with policy CT1 of Plan: MK. 

 

 

28. Cycle Parking 

As part of reserved matters, details of secure, covered parking to be provided as part 

of an RM application. 

Reason: To ensure an acceptable level and standard of cycle parking within the site.  
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Informatives 

1. Consent in IDB District 

This site falls within the Buckingham and River Ouzel Internal Drainage Board (IDB) 

district. Under the Land Drainage Act 1991, any person carrying out works on an 

ordinary watercourse in an IDB area requires Land Drainage Consent from the IDB 

prior to any works taking place. This is applicable to both permanent and temporary 

works. Note: In some IDB districts, Byelaw consent may also be required. 

 

2. Anglian Water 

Anglian Water has assets close to or crossing this site or there are assets subject to 

an adoption agreement. Therefore, the site layout should take this into account and 

accommodate those assets within either prospectively adoptable highways or public 

open space. If this is not practicable then the sewers will need to be diverted at the 

developers cost under Section 185 of the Water Industry Act 1991. or, in the case of 

apparatus under an adoption agreement, liaise with the owners of the apparatus. It 

should be noted that the diversion works should normally be completed before 

development can commence. 
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Application Number: 19/01818/OUT  
 
Description: Outline application including access for the development of the site for 
employment uses, comprising of warehousing and distribution (Use Class B8) 
floorspace (including mezzanine floors) with ancillary B1a office space, general 
industrial (Use Class B2) floorspace (including mezzanine floors) with ancillary B1a 
office space, a small standalone office (Use Class B1) and small café (Use Class 
A3) to serve the development; car and HGV parking areas, with earthworks, 
drainage and attenuation features and other associated infrastructure, a new primary 
access off Brickhill Street, alterations to Brickhill Street and provision of Grid Road 
reserve to Brickhill Street with appearance, landscaping, layout and scale to be 
determined as reserved matters  
 
AT Land At Brickhill Street, South Caldecotte, Milton Keynes, MK17 9FE 
 
FOR HB (South Caldecotte) Limited 
 
Statutory Target: 03.03.2020 
 
Extension of Time: N/A 
 
Ward: Danesborough and Walton 
 
Parish: Bow Brickhill Parish Council 
 
Report Author/Case Officer: David Buckley, Senior Planning Officer   
 
Contact Details:
 
Team Leader: Sarah Hine 

Paragraph 5.5 Cllr Jenkins Danesborough and Walton Ward 

Consulted 20/11/2019 

Response  

 The application is premature, the Development Framework for the site has not 

been adopted and the cabinet member was clear that this was on hold until the 

matter of the Expressway had been resolved.  

 It is likely that the land in question will be required a bridge over the railways to 

connect the north and south. 

 The application itself is poor; little consideration has been given to 

environmental issues and I was particularly alarmed at the scant disregard 

shown to the archaeological significance of the site. Little sensitivity has been 

shown to residents living close by, which could easily be done in design and 

landscaping. 

ITEM 7(a) 

(3)
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 I hope very much the committee will be minded to refuse this application and 

the developer will wait until the development framework has been approved 

prior to submitting any further applications.  

Paragraph 7.5, replacement sentence:  The application site is allocated under a 

specific policy (SD14) in the adopted Plan: MK for the type of development which is 

proposed. Therefore it does not meet the criteria to be considered premature against 

this NPPF policy. Where there is conflict between the two, the NPPF is a significant 

material consideration.    

Highways England Update Summary 

7.25 Update recommendation received dated 29th January 2020 that the application 

is not determined before 24 April 2020 to allow sufficient time to address the junction 

capacity issues on the A5, part of the Strategic Road Network (SRN). Highways 

England has clarified that with respect to The Town and Country Planning 

(Development Affecting Trunk Roads) Direction 2018, the purpose of this is to 

protect the interests of the SRN. Consequently if the application is refused whilst a 

holding objection is in place, the integrity of the SRN is not compromised and there 

will be no need to provide a submission to the Secretary of State in line with the 

direction. 

2.14 Application late submissions 

Three update letters from applicant, sent by after 5pm on Monday 3rd February, 

addressing reasons for refusal in relation to Ecology, Archaeology and Highways 

and requesting members defer making a decision until April for those issues to be 

resolved.  

Ecology/Biodiversity 

 Biodiversity Impact Assessment has been submitted, which based on their 

calculations would provide a minimum 10% biodiversity net gain equivalent to 

£1.741m.  

 Officers would need to consider whether the mitigation hierarchy in national and 

local policy has been correctly followed, as well as the content of the submitted 

Biodiversity Impact Assessment.  

 

Archaeology  

 Letter states that the archaeological remains within Area B are not of national 

importance and that the methodology is sound, that justification for excavation 

of heritage assets is provided. 

 Also states that the proposal can be justified against the substantial benefits 

that the scheme would provide.  
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Transport 

 This states that the outstanding issues can be resolved through conditions 

and s.106 and that the wider issues are not relevant to the planning 

application.  

 Officers do not consider that this raises new information beyond that in the 

existing documentation.  

Officer summary in relation to late application submissions: Officers consider that the 

information submitted in relation to ecology/biodiversity and archaeology could 

potentially have an impact on the recommendation. It should be highlighted that due 

to the short timescale it has not been possible to undertake the necessary 

consultations required to take a clear view on this.  

However, a deferral until 2nd April DCC is not recommended as it would be prior to 

the deadline of the Highways England holding response of 24th April. Officers would 

not be in a position to recommend granting planning permission until the holding 

response from Highways England has been resolved.  

The applicant is not willing to agree an extension of time until June, which would be 

the first opportunity (subsequent to the Highways England holding response expiry) 

for DCC to consider the scheme.  

Highways England Update 29.01.2020 full text  

Annex A Highways England recommended further assessment required HIGHWAYS 

ENGLAND has been appointed by the Secretary of State for Transport as strategic 

highway company under the provisions of the Infrastructure Act 2015 and is the 

highway authority, traffic authority and street authority for the Strategic Road 

Network (SRN).  

The SRN is a critical national asset and as such we work to ensure that it operates 

and is managed in the public interest, both in respect of current activities and needs 

as well as in providing effective stewardship of its long-term operation and integrity. 

This response represents our formal recommendations with regards to 

19/01818/OUT and has been prepared by Shamsul Hoque. 

From this proposed employment development site, the nearest access point to the 

existing SRN is the A5/A4146/Brickhill Street roundabout, also known as Kelly’s 

Kitchen roundabout. We are already in consultation with the applicant’s transport 

consultant team, BWB Consulting Ltd (BWB), for transport assessment reviews 

since pre-application stage. 

After reviewing of the submitted revised transport assessment including VISSIM 

modelling works for the A5/A4146/Brickhill Street roundabout, it is clear there are still 

outstanding issues. Given the proposed development site’s proximity and predicted 

(5)
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trips in AM or PM peak periods, the impact of both light goods vehicles LGV and 

heavy goods vehicles HGV showing significant on the A5, part of the SRN. 

Therefore, to enhance the smooth operation of A5, the applicant needs to submit 

revised VISSIM models showing junction’s capacity assessments for both the A5 

Kelly’s Kitchen roundabout and the A5 Redmoor junction; as set out in the Technical 

Highways England Planning Response (HEPR 16-01) January 2016 Note 06 and 07 

(dated 24 January 2020) produced by our Framework Consultant, AECOM. 

Therefore, we recommend that the application is not determined before 24 April 

2020 to allow sufficient time to address the junction capacity issues on the A5, part 

of the SRN. If we able to respond earlier than this, we will withdraw this 

recommendation accordingly. 

 

Extract from Transport Assessment in relation to Bow Brickhill Level Crossing  

 

Officer summary: The table shows that the barriers are down three times during each 

of the peak hours, with the duration in minutes as indicated in the table.  
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Ref: GR/BU496 
Date: 03 February 2020 

Your Ref: 19/01818/OUT 
 

 

David Buckley 
Senior Planning Officer 
Planning Service 
Milton Keynes Council 
Civic Centre 
1 Saxon Gate 
Milton Keynes 
MK9 3EJ 
 

 

 

Dear Mr. Buckley, 

 
Re: 19/01818/OUT South Caldecotte - Committee Meeting 06/02/20, Archaeological Issues 
 
We write to you having reviewed your report to the Development Control Committee meeting on 
06/02/20, in order to respond to this and set out our position on matters of Archaeology. 

We note that your report lists the impact on archaeology as a reason for refusing planning 
permission. Attached in Appendix A is a response to the issues raised by the Council’s 
Archaeologist, provided by our archaeological consultant, Dr Michael Dawson.  

Dr Dawson, a notable authority on Roman occupation archaeology, explains why the assessment 
by MKC Archaeology response is flawed, namely because:  

• It relies too heavily on unsubstantiated speculation stemming from the results of evaluation; 

• The use of value laden but inappropriate terminology is misleading;  

• The interpretation of the evidence does not take account of current research.  

Dr Dawson’s response concludes that the archaeology within development site is of local or regional 
at most interest but is not of Schedulable significance. 

Turning to the committee report itself, Para 7.69 of the committee report states that the EIA 
Screening Direction report provided by the secretary of State states that the impact of development 
on the environment has potential to impact heritage assets of national or potential national 
importance. Para 7.71 of the committee report sets out that the archaeological remains within Area 
B are of probable national significance. This is not consistent with the wording in the Screening 
Direction report. The issue is further explored within Dr. Dawson’s response, which states that the 
evidence available does not support the view that the archaeology is of national importance. 

The remaining points in para 7.71 of your report are fully addressed within Dr. Dawson’s response. 
You allege that the methodology that has been used by the applicant is inconsistent and that the 
significance of the archaeology within Area B has been ‘played down’. We dispute these criticisms 
of our submission. Dr. Dawson’s response is based on the results of evaluation, comparison of 
adjacent excavation and current research. Justification for the excavation of heritage assets is 
provided within Dr. Dawson’s response, but can also be justified when considered against the 
substantial benefits that the scheme would provide. 

The Historic England response states that less than substantial harm, at the minor end of the scale 
would result to the setting of the Schedule Monument of Magiovinium. We note that officers do not 
cite the impact on the setting of the Scheduled Monument as grounds for refusing the scheme, and 
this is confirmed in paragraph 7.78 of the committee report. 
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In summary, the proposal as submitted is compliant with Policy SD14 and does not result in harm to 
non-designated heritage assets that warrants the refusal of planning permission. 

Finally, we request that Members of the Development Control Committee defer the item to allow 
continued dialogue regarding outstanding items to enable them to be resolved. The planning 
application is currently well within statutory timescales which can be extended to allow for resolution 
of the matters discussed in this letter. The deferral of the item until the meeting in April would allow 
for officers to work with us to resolve the items outlined above. 

We look forward to hearing from you. 

Yours sincerely, 
 

 
Graham Robinson MRTPI 
Associate Director 
 

Attached: Appendix A – Letter from Dr. Mike Dawson, Director, RPS  
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South Caldecotte 19/01818/OUT 
 
Re: Development Management Consultation Amended Consultation Response 
N Crank, Snr Archaeological Officer, 7th January 2020 

 

Summary 

 

The Consultation response to the proposed development of the Allocated Site (Plan:MK 2016-2031 

SD14) comprises an Objection where the consultee believes their objection cannot be overcome by any 

amendments or additional information. 

This is despite the policy presumption in favour of development, the evident soundness of the Plan:MK 

2016-2031 and Policy South Caldecotte Strategic Employment Allocation (SD14) which specifies a 

minimum of 195,000m2 of Class B2/B8 and ancillary B1 employment floorspace and that … A desktop 

Archaeological Assessment should be undertaken to understand the likely presence of archaeological 

remains within the site. The recommendations of the Assessment will be implemented prior to each 

phase of development commencing. It may be necessary to undertake a field investigation to understand 

the archaeological potential and significance of this site to inform the layout of development.  

Despite the policy above which recommends that investigation should be undertaken to understand the 

archaeological potential and significance of this development site ‘to inform the layout of development’ 

and the presentation of a Desk Based Assessment, a field investigation comprising a Geophysical Survey 

and Trial Trench Evaluation neither of which recommend preservation in situ the Consultee has chosen to 

recommend refusal which cannot be overcome by any amendment or additional information. This position 

is contrary to policy which requires the archaeological investigations to inform the layout of development.1  

 

The Developer’s Case 

 

It is the position of the developer that this Consultee Response is contrary to policy and the basis of the 

advice is flawed. The basis of the Objection is that the application should be refused due to the 

‘unjustified total loss of designated (or of equivalent significance) and non-designated heritage assets of 

archaeological interest’.  In the following section this report will argue that the Objection has excluded any 

further justification based on policy, economic development and employment by the initial assertion that 

the ‘objection cannot be overcome by any amendments or additional information’ and that this betrays a 

prejudicial position adopted by the Senior Archaeological Officer. Furthermore the reference to the ‘total 

loss of designated (or of equivalent significance) and non-designated heritage assets’ both overstates the 

potential impact of development by implying the ‘total loss of significance of a designated heritage asset’ 

(NPPF Para 195) and the significance of a Roman street in terms of its absolute survival and its 

relationship to the Roman town of Magiovinium (SAM).  

 

The developer’s case is that the Snr Archaeological Officer (1) relies too heavily on unsubstantiated 

speculation stemming from the results of evaluation, (2) that the use of value laden but inappropriate 

terminology is misleading and (3) that interpretation of the evidence does not take account of current 

 

1 If no other information can be provided to make the development acceptable to the Snr Archaeological Officer this means that no 

development can take place at SD14.  
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research. It is our opinion that the archaeology within development site is of regional and local interest 

and not of Schedulable significance.  

 

The Non-designated Status of the Heritage Assets2 

In Key Considerations the Snr Archaeological Officer has asserted that the buried archaeological remains 

are ‘of probable national significance comprising a metalled Roman street (c.250m in length) and 

adjacent areas or urban settlement (buildings) forming part of the Roman town of Magiovinium’. In Key 

Points the significance of the archaeology lies in four ‘well preserved areas’: 

1. The remains date from 1st to 4th century with underlying Iron Age activity 

2. There is 250m of Roman street,  

3. There is evidence for substantial buildings including some of brick construction with tiled roofs,  

4. High status pottery is present including regional wares, imported Samian (France) and amphora from 

Spain. 

 

1. The remains date from 1st to 4th century 

The first point is that the remains date from the 1st to 4th century. Taken out of context this is meaningless 

as the Roman occupation of Britain lasted from AD 43 until after 410 AD. In the SHA I have written that: 

‘In summary the areas of Roman activity retain significant evidence in the form of archaeological deposits 

relating to the 1st to 4th centuries. In relation to periodisation the later Iron Age pottery hints at the 

location elsewhere of an earlier settlement whilst the Roman pottery suggests that the street was first 

occupied in the pre-Flavian period until at least the late 2nd century, when the flanking ditches may have 

been allowed to silt up. The earliest activity at the Unwin’s site may have been quarrying alongside the 

road before any settlement activity occurred. Enclosures seem to have been established here after the 

quarry period from the late 1st century onwards and occupied into the 3rd century before the town began 

to contract in the 3rd and 4th centuries. This is a situation which is comparable to that identified during 

David Neal’s excavation along the route of the A5 (Neal 1987)’3. (From SHA 2019, 2.14) 

This interpretation has not been challenged by the Snr Archaeological Officer, however the implication of 

the later comments and Conclusion that ‘The assessment does not properly highlight the complexity, 

rarity, research potential, good state of preservation’ implies that this is exceptional and of national 

significance. However, as Burnham and Wacher writing in 1990 observed “It can probably now be 

claimed that a good deal is known about origins. Most sites4 have been sufficiently examined to show the 

origin to be either an existing Iron Age settlement or religious site” and that “It is abundantly clear that 

minor streets in many small towns were only constructed as and when they were required…’ Burnham 

and Wacher 1990, 321). With regards to the later period as Rogers, writing in 2011 noted, ‘small towns 

‘become more prominent in the late Roman period’ (Rogers 2011 (2013) 178)5.  

It is entirely unacceptable, therefore, to promote the activity at Unwins as exceptional when the 

chronological evidence of activity fits well with a pattern established from the 1990s onwards.  

 

2. There is 250m of Roman street  

 
2 This section follows the Consultee response in referring only to the area described in the application as Unwins Land.  

3 Neal D S 1987 Excavations at Magiovinium, Buckinghamshire, 1978-80 Records of Buckinghamshire, Vol 29 1987. 

4 Burnham and Wacher examined 54 out of 80 Roman small towns in Britain recognised before 1990 

5 Rogers A 2011 Later Roma Towns Rethinking Change and Decline, Cambridge 

(10)



3 

 

The second point concerns the 250m of Roman street. The metalling of the street has been preserved 

beneath the ridge of ridge and furrow in the area of Unwins land (2). Although somewhat truncated 

remains of the flanking ditches survive together with recuts. No figures exist for the extent of surviving 

Roman streets in Britain. However in the recent research frameworks Prof Fulford has proposed that6 

‘The hinterland settlement and mortuary landscape of both ‘large’ and small towns requires further 

research. Examples with hinterlands relatively untouched by modern development offer major 

opportunities for research’ (Fulford 2014, 12.7.2, page 181). This echoes Burnham and Wacher in 1991 

‘Streets in themselves are also worthy of study , not by a quick section across them but by stripping 

lengths, which will show the different types of aggregate, the way they were laid down…’. Neither 

research frameworks nor ‘The Future’ (Burnham and Wacher 1991, 320)7 indicate that a street surface 

alone constitutes more than an object for further research.    

 

3. Evidence of substantial buildings including some of brick construction with tiled roofs 

The third point is the most contentious. The observation that there is evidence of ‘substantial buildings 

including some of brick construction with tiled roofs’ is often repeated [Key Considerations, Key Points 

Assessment  ‘ substantial structural remains’]. However the evaluation report is explicit in its Conclusion 

that: 

“The scope of the trial trenching limits conclusions can be drawn at this stage. It appears that the remains 

represent an area of roadside settlement associated, forming part of, the Roman town of Magiovinium. 

The regular layout of the enclosures may indicate an element of formal planning rather than organic 

growth. Activities within these enclosures perhaps related to the processing of agricultural produce 

(cereals and animals) as well small- scale craft activities. No evidence for substantial structural 

remains was present, as has been seen in the main parts of the Roman town. Evidence from other 

extra-mural excavations at Magiovinium have shown the presence of timber buildings, including possible 

shops and inns, fronting onto Watling Street (Hunn et al 1995), and it is possible that a similar pattern is 

being replicated here, albeit on a smaller scale along a less significant thoroughfare.” (Burke 2018, Sec 7 

discussion). 

It is difficult to understand where this identification of a substantial Roman building originates. The 

specialist report on the brick and tile in the trial trench evaluation report (Atkins 2019, 53)8 does speculate 

that: This quantity of Roman tile and brick, found in over 30 separate contexts is probably significant. 

This amount of brick and tile is not usual for an evaluation and suggests that there is/are likely that there 

had been Romanised building(s) on site constructed with tiles and brick. However, on close reading of the 

text it is clear that the author refers to ‘the site’ meaning that of Magiovinium generally. This is an 

interpretation supported by the quantity of brick and tile itself. In total 9.65kgs was recovered from 8 

trenches (8, 14, 25, 28, 69, 76, 78, 85). In all some 31 contexts.  The trenches are in fact widely 

dispersed 8, 14, 25, 28 and 76 are east of the brook in Normans land, 69 is to the south in Woburn 

estates. Only 85 is situated across the Roman street while 78 evaluated a ditched enclosure south of the 

street. This is not an area of concentrated brick work. Just as importantly the weight of brick and tile 

 
6 Professor Fulford was promoted Professor of Archaeology at the University of Reading in 1988. He has served as Dean of the 

former Faculty of Letters and Social Sciences (1994-1997) and Pro-Vice-Chancellor for Teaching and Learning (1998-2004). His 

principal research interests are in Roman archaeology, particularly in the fields of rural settlement, urbanism, economy, material 

culture, technology and trade. He directs: The Silchester Roman Baths Project, 2018- has directed The Silchester Insula IX Town 

Life Project 1997; The Silchester Environs Project 2014; The Nero and Silchester Project 2016-19 and The Rural Settlement of 

Roman Britain project. 

7 Burnham B, Wacher J 1990 The ‘Small Towns’ of Roman Britain, London:Batsford 

8 Burke J 2018 Archaeological trial trench evaluation on land at South Caldecott Milton Keynes Buckinghamshire October 2018 

(EMK 1365; AYBCM:2018.106) 

(11)



4 

 

recovered, 9.65kg, represents approximately9 5 to 6 bricks or tiles. The quantity distributed across 8 

trenches and 31 contexts does not constitute the remains of substantial brick built and tile roofed 

buildings nearby. In trenches 85 (11 frags at 1.193kg) and 78 (4 frags at 0.23kg) the fragments alone do 

not suggest buildings immediately adjacent rather small amounts of material from elsewhere. Finally the 

geophysical survey interpretation map (Burke 2019, Fig 4) does not shown the location of any substantial 

buildings. A more realistic interpretation is that some brick material has been brought to the area within 

the development site (SD14) as backfill of the quarry pits, found its way into silted up ditches and lodged 

in the road surface. 

  

4 High status pottery is present 

Turning to the final point (4), that high status pottery was found during the evaluation and contributes to 

the equivalent to scheduled status of the site status, it important to compare this with another site on the 

east side of Magivionium, Site 17, excavated by David Neal. In the excavation report Geoffrey Dannell10 

recorded that the excavation produced “Over 1000 samian sherds…’ which he interpreted as ‘Apart 

from a few exceptions most of the sherds were in horizons mixed with coarse pottery covering a wide 

date range, and perhaps dumped from the town’.  

Dannell went on to note that ‘Supplies came from the normal kiln sites at La Graufesenque, Les 

Martres-de-Veyre, and Lezoux in the second century. Peripheral sources were the Lezoux first-century 

kilns and Montans but this evidence is limited to only a few sherds’ (Dannell 1987, 99).  

In the current evaluation the pottery assemblage is described in similar terms to those of Dannell over 30 

years ago: “The pottery assemblage represents a substantial collection and range of wares. The size of 

the assemblage is no doubt due to the presence of substantial occupation in the area, including the 

Roman road; while the character of the assemblage can certainly be seen to have been shaped by 

proximity to the Roman town of Magiovinium and close connections to this centre and others via the 

roadway. The range of wares present also indicates a wide chronological spread over which there was 

activity in the area, from the Iron Age through to the later Roman period (late third century at the earliest). 

Though being an interesting and sizeable assemblage, the pottery was poorly preserved. Many 

wares were found to be abraded and/or weathered (many slipped sherds, for example, preserved 

only traces of their colour-coats as a result of unfavourable soil conditions), and the average 

sherd weight was low for a Roman assemblage at just 12.1g”. (Sutton 2019 Sec 6.1 page 43).11 

The evaluation report goes on to note that “Continental imports were limited to samian wares and 

amphorae. There is little surprising about the details of the fabrics found. All of the amphorae were 

Baetican in origins (NRFRC fabrics BAT AM 1 and BAT AM 2), while the samian was predominantly 

southern and central Gaulish (predominantly LEZ SA 2) where fabrics could be confidently established. 

The samian forms occupied a wide range of tablewares, in including forms Drag.18/31, 29, 33, 35, 36, 37, 

and 38, and one Ludowici Tg. Moulded decoration was encountered four times, on forms 29 and 37. The 

single example of form 29 included a well-reserved vegetal design (fig.44). One stamp was found in 

(809), reading MAPILLOF and referring to the potter Mapillus of Lezoux (fig.47). The proportion of samian 

represented in the assemblage is moderately high, at 4% by sherd count”. (Sutton 2019 Sec 6.1 page 47) 

Overall the evaluation report describes the variety of pottery forms recovered as “Table 3 presents 

quantification of the vessel categories recorded. Despite being close to the town at Magiovinium, the 

assemblage is jar-dominated (61%) and produced only 14% bowl/dishes; figures expected from a rural 

 
9 There are several Roman brick and tile types on average they weigh between 4.5 and 5.5lbs; the number of bricks and tiles 

suggested above is based on 0.453g to a Ilb) 

10 Geoffrey Dannell is a nationally recognised Samian specialist  

https://archaeologydataservice.ac.uk/library/browse/personDetails.xhtml?personId=12339 accessed 17/1/20 

11 In Burke J 2018 Archaeological trial trench evaluation on land at South Caldecott Milton Keynes Buckinghamshire October 2018 

(EMK 1365; AYBCM:2018.106) 
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site without easy access to a roadway. Beakers occupy a moderately high but not unexpected 

proportion of the assemblage (compare to the 13.4% from the recently-excavated assemblage from 

Steeple Claydon, Bucks.: Sutton 2018, fig.46). Mortaria are very well represented, though, at 1.42 EVEs 

and 5.5% of the assemblage.” (Sutton 2019 Sec 6.1 page 47) 

The pottery report for the evaluation makes clear, as I have highlighted, that the area of archaeology at 

Unwins is on the periphery of the Roman small town comparable to a rural site, may have been in receipt 

of dumped pottery (perhaps to be expected in an area of backfilled quarrying) and has produced no 

surprises (exceptional deposits) according to the pottery specialist. It is on the periphery of the Roman 

town best described as its hinterland. To be of schedulable quality the DCMS guidelines 2013, 6 Under 

the terms of the 1979 Act the Secretary of State has a duty to compile and maintain a schedule of ancient 

monuments of national importance, and it is the developer’s contention that the independent judgement 

of the evaluation that “Though being an interesting and sizeable assemblage, the pottery was poorly 

preserved” together with “There is little surprising about the details of the fabrics” and that the “figures 

expected from a rural site without easy access to a roadway” do not constitute an interpretation which 

suggests national importance.  

 

 

That interpretation of the evidence does not take account of current research 

 

The third concern is that the Snr Archaeological Officer suggests the basis on which the significance of 

the archaeology has been assessed is flawed due to the use of inappropriate research objectives. In 

particular it is stated that there is “no evidence that the archaeology was considered in relation to any 

national research priorities…”  

Two research frameworks documents have been cited in the ES text: Fulford 2014 and Knight 2012. 

These are the regional studies of the East Midlands and West Midlands which contribute to the English 

Heritage’ (now Historic England) national research frameworks project. In paragraph 8.155 the text 

quotes how “The investigation will also take account of the national research programmes outlined in 

Historic England/English Heritage’s ‘Strategic Framework for Environment Activities and Programmes in 

English Heritage (SHAPE)’ first published in 2008.  

The Roman Research Strategy to which the Snr Archaeologist refers is “Research Strategy for the 

Roman-Period Historic Environment” which originated in 2009, was published in 2012. As the report itself 

makes clear “The present draft has been revised to align it with English Heritage’s Corporate Plan for 

2010-2015 and the National Heritage Protection Plan (NHPP).” The latter was described in 2012 by Ed 

Vaizey MP, Minister for Culture, as 'effectively the business plan for the historic environment’, the 

National Heritage Protection Plan comprises a framework for heritage protection built around a clear set 

of priorities’. 

 

Furthermore the Snr Archaeological Officer seeks to portray this document as setting out key research 

objectives and criteria on which to judge the significance of ‘Roman small towns their suburbs and 

routeways’. The document makes no reference to Roman small towns. There are three references to 

towns. The first is the observation that  

Roman period deposits in modern towns, in common with those of later intensely urbanised 

periods, are particularly vulnerable to modern development either directly, or through dewatering 

or other impacts from off-site activities. In the countryside Roman sites and deposits, like those of 

other periods, are subject to impacts from infrastructure and other development projects, current 

farming practices and changes in agricultural regimes, as well as other damage outside the 

planning process, such as and coastal and other erosion. (page 8) 
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The second reference is under the heading:  

Critical Research Priorities for the Roman-period historic environment:  

4.1 Identifying and understanding vulnerable site types to support Protection and Management of 

Change (Topics 1, 2) (NHPP Measures 3 and 4, supporting Measures 5 and 6) 

 

Elements of the Roman-period historic environment, such as villas and public buildings in the 

core-areas of major towns are readily recognised and relatively easily understood within the 

context of an established literature and are also easy to justify for designation or protection within 

the planning system. Other types of site, perhaps because of location or constructional 

characteristics, are less obvious, particularly to the non-specialist, and consequently present 

challenges in terms of presentation and justification for designation or adequate consideration in 

the planning process. However, it goes without saying, that an adequate understanding of the 

Roman, or any, period is predicated on adequate knowledge of the fullest possible suite of site 

types etc, as is the creation of an adequate and representative body of statutorily protected sites.  

 

The third reference is to the research objective: 

 

RM 1: 

1. Identification of sites/components of Roman period sites that are under-represented in the 

archaeological record.  

• Identification of site components, eg in Roman towns, that are under-represented 

 

Turning to the use of ‘suburbs’ the Research Strategy states 

 

RM1  

2. Roman period suburbs and cemeteries  

• Assessment of the resource and its significance and vulnerability 

 

The research objective RM1 is intended to indicate which projects Historic England would support with 

research funds and they are explicitly “informed by relevant regional and other research frameworks” 

(Sec 4, page 13).  

 

RM1 (2) sets out the process of assessment which has been undertaken at South Caldecott.  

In other contexts the Research Strategy refers to the vulnerability of suburbs [3] in the particular 

circumstance where “piecemeal development … threatens adequate understanding due to the often 

disjointed and small-scale nature of archaeological mitigation required under planning legislation”. 

 

The relevance of these research priorities are that they identify the vulnerability of suburbs to 

misinterpretation in particular circumstances and have resulted in (amongst others) support for the project 

led by Prof Fulford initially titled ‘Assessing the Research Potential of Grey Literature in the Study of 

(14)
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Roman England’.12 One of the outputs from this project was the 2015 volume, The towns of Roman 

Britain - the contribution of commercial archaeology since 1990, Britannia Monograph Series no 27. 

Edited by Michael Fulford and Neil Holbrook which is cited in the Supplementary HA para 2.51.  

Conclusion 

In conclusion the points above indicate that the proposed application has been informed by an 

assessment and evaluation strategy agreed and approved by the local authority. This has identified a 

Roman street through a quarried area with later enclosures leading to fields beyond a small brook on the 

periphery of the Roman small town of Magiovinium.  

The archaeology has been identified as regional and local in significance based on the results of the 

evaluation, comparison with adjacent excavations and of current research priorities. The evaluation has 

produced results comparable to those of the excavations also on the east side of the Roman small-town 

during construction of the A5 in 1978-80. Relevant to the character of the evidence recovered by the 

recent evaluation the earlier excavations were described by the excavator as in an area which was 

“outside the town, occupation consisting of buildings fronting Watling Street and field systems aligned 

with the fort; the structures are industrial - smithies servicing road traffic . Barns and many horse bones in 

the enclosure ditches indicate the proximity of stabling and knacker’s yards…”13 This image is not 

dissimilar to the that portrayed in Fig 4 of the trial trench evaluation (Burke 2018)14 in which enclosures 

flank a Roman period street. The evaluation is further from the Roman town (SAM) than Neale’s 

excavation and seems to have recovered rather more evidence for quarrying during the earliest period of 

Roman activity which may relate to the construction of the original A5.  

In light of the information provide above it remains the developer’s case that archaeology at the allocated 

site SD 14 is of regional and local significance, that national and regional criteria have been cited in 

determining its significance together with relevant nearby investigations and that the justification for 

further investigation lies with the implementation of policy, economic development and employment.  

 
12 See Smith A, Allen M, Brindle T, Fulford M 2016, The Rural Settlement of Roman Britain, Britannia Monograph xix 

13 Neale 1987 Excavations at Magiovinium, Buckinghamshire 1978-80, Records of Buckinghamshire Vol 29, 1 Summary  

14 Burke J 2018 Archaeological trial trench evaluation on land at South Caldecott Milton Keynes Buckinghamshire October 2018 

(EMK 1365; AYBCM:2018.106) 
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Ref: GR/BU496 
Date: 03 February 2020 

Your Ref: 19/01818/OUT 
 
 

 

David Buckley 
Senior Planning Officer 
Planning Service 
Milton Keynes Council 
Civic Centre 
1 Saxon Gate 
Milton Keynes 
MK9 3EJ 
 
 
 
 
Dear Mr. Buckley, 
 
Re: 19/01818/OUT South Caldecotte - Committee Meeting 06/02/20, Ecological Issues 
 
We write to you having reviewed your report to the Development Control Committee meeting on 
06/02/20, in order to respond to this and set out our position on matters of Ecology. 

We note that you have recommended that the issue of ecology forms a reason for refusal within your 
committee report. Para 7.96 of the committee report sets out the Biodiversity Officer’s objection to 
the proposals. 
 
We strongly disagree with the approach taken in the report and would highlight the following as 
reasons why the impact on biodiversity should be considered acceptable: 
 

· Whilst the proposals do result in the partial  loss of habitats on site, new habitats will be 
created as part of the development. 

· There is no evidence that the development will result in harm to protected species. 

· The proposals would comply with the mitigation hierarchy set out within para 175 of the 
NPPF, which requires that the decision maker consider whether biodiversity harm can be 
avoided, adequately mitigated or as a last resort compensated for, before it takes the step of 
refusing planning permission. 

· The development would result in a demonstrable net gain – a Biodiversity Impact 
Assessment prepared by Aspect Ecology is attached in Appendix B. 

The Lowland Meadow habitat, is a poor example of its type (which is not disputed by the Council), 
and in the absence of suitable management its quality, and therefore value, is expected to decline; 
potentially to the point that it is no longer recognised as a Priority Habitat.  

The development proposals represent the opportunity to create species-rich grassland that is 
managed for biodiversity, whilst other habitats are proposed within the site, such as the new Green 
Link Corridor, to reduce overall impact on biodiversity. This would accord with the principles within 
the National Planning Policy Framework, and policies NE2 and NE3 of Plan: MK all of which make 
allowance for the mitigation and compensation of impacts on biodiversity. In this way, the proposals 
would comply with local and national biodiversity policies.  

The submission of the BIA demonstrating a biodiversity net gain in line with policy NE3 and para 175 
of the NPPF addresses any concerns raised in para 7.99 of the committee report. Furthermore, 
through the biodiversity offsetting scheme via Environment Bank a minimum 33% increase (above 
that lost from the site) in Lowland Meadow creation/restoration could be achieved, with a 30-year 
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management and monitoring plan, contributing to the Buckinghamshire and Milton Keynes LBAP for 
this habitat type. 

Para 7.101 of your report ignores that there would be additional habitats created as a result of the 
scheme, as outlined above. The loss of some habitats on site should be weighed within the planning 
balance.  

The Council Ecologist has requested a number of additional documents be submitted, namely the 
Biodiversity Enhancement Scheme and a Habitat Management Plan, and we confirm that we are 
happy for these to be conditioned in any outline approval and to provide these documents, at 
reserved matters stage as is standard. 

Para 175 of the NPPF sets out that when considering planning applications planning permission 
should be refused if significant harm to biodiversity resulting from a development cannot be avoided 
(through locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last 
resort, compensated for. The proposals would fully comply with this hierarchy, as discussed above. 

To summarise, the proposals entirely comply with Policy NE3 with regard to biodiversity and para 
175 of the Framework. 

Finally, we request that Members of the Development Control Committee defer the item to allow 
continued dialogue regarding outstanding items to enable them to be resolved. The planning 
application is currently well within statutory timescales which can be extended to allow for resolution 
of the matters discussed in this letter. The deferral of the item until the meeting in April would allow 
for officers to work with us to resolve the items outlined above. 

We look forward to hearing from you. 

Yours sincerely, 

 
Graham Robinson MRTPI 
Associate Director 
 

Attached: Appendix B – Biodiversity Impact Assessment, Aspect Ecology  
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Aspect Ecology  Hardwick Business Park  Noral Way  Banbury  OX16 2AF  Tel: 01295 279721  www.aspect-ecology.com  

 

 

 

 

 

South Caldecotte, Milton Keynes (ECO5263) 

Biodiversity Impact Assessment  

Date: 23rd January 2020            

 

1. Introduction  

 

1.1. A planning application is being prepared for new strategic employment development, 

including nine warehouses, with offices, parking and associated access and infrastructure at 

South Caldecotte, Milton Keynes, hereafter referred to as ‘the site’.  

 

1.2. Aspect Ecology has been commissioned by Hampton Brook to undertake a Biodiversity Impact 

Assessment (BIA) to inform the application. The DEFRA 2.0 Biodiversity Impact Calculation Tool 

has been used to conduct the BIA in accordance with the supporting information for Policy 

NE3 of the Milton Keynes Council Plan:MK 2016-2031 which states the assessment can be 

undertaken utilising the Defra metric. This briefing note appends the Defra BIA Calculator (see 

Appendix 5263/1) and provides a summary of the results and justifies the choice of habitat 

definitions, distinctiveness, target habitat condition and temporal factors where appropriate.  

 

2. Biodiversity Impact Assessment 

 

2.1. The information obtained from the Phase 1 habitat survey (pre-development – as set out 

within the Ecological Appraisal produced in June 2019 by Aspect Ecology; see Appendix 

5263/2) and the Illustrative Landscape Strategy Plan (post-development; see Appendix 5263/3) 

were inputted into the DEFRA 2.0 Biodiversity Impact Assessment Calculator Tool in November 

2019. This enables the change in ‘biodiversity units’ for both ‘Habitat units’ and ‘Hedgerow 

units’ and ‘River units’ pre and post-development to be measured. 

 

2.2. This section references, justifies and discusses the habitat categories and their condition 

chosen from the drop-down menus of the BIA Calculator (see Appendix 5263/1).  

Existing Site Habitats (Pre-development) 

2.3. ‘Cropland – Cereal Crops’ – condition ‘N/A – Agricultural’. The arable land within the site has 

been attributed to this category as the survey work undertaken by Aspect Ecology found the 

arable land to be seeded with cereal crops at the time of survey. For the purposes of the BIA 

calculations, the condition of ‘cropland – cereal crops’ is not required and a condition score of 

1 is automatically applied.  

 

2.4. ‘Urban – Amenity Grassland’ – condition ‘poor’. The amenity grassland within the site 

comprises a limited diversity of common and widespread species and is under regular 

management to maintain a short sward height. Accordingly, a condition of ‘poor’ was given to 

the amenity grassland within the site.  

 

2.5. ‘Grassland – Other Neutral Grassland’ – condition ‘moderate’. The semi-improved and rough 

grassland within the site has been included under this category. These areas of grassland are 

moderately species-rich and contain a number of lowland meadow indicator species, albeit 
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these are localised and not sufficiently abundant for the grassland to qualify as a Priority 

Habitat. Accordingly, a ‘moderate’ condition was assigned to this category. 

 

2.6. ‘Grassland – Other Neutral Grassland’ – condition ‘moderate’. The site contains the Priority 

Habitat ‘Lowland Meadow’, which is not a prime example of this habitat and given its affinity 

with common mesotrophic (MG6) grassland, is considered to be in ‘poor’ condition. However, 

selecting this category within the metric prevents the calculator from producing a biodiversity 

impact score. Through consultation with the Environment Bank, the decision was made to 

account for the presence of Lowland Meadow through the use of category ‘Grassland: Other 

Neutral Grassland’. To ensure the multiplier score remained the same for the ‘Other Neutral 

Grassland’ as would be generated for ‘Lowland Meadow’, the condition of the habitat was 

increased to ‘moderate’. 

 

2.7. ‘Grassland – Modified Grassland’ – condition ‘poor’. The improved grassland within the site is 

dominated by a low diversity of common and widespread species, typically associated with 

improved grassland, such as Perennial Rye-grass. The grassland is grazed regularly and 

enriched through animal droppings and is therefore considered to be in a ‘poor’ condition. 

 

2.8. ‘Cropland – Traditional Orchards’ – condition ‘moderate’. The orchard within the site may 

potentially qualify as the Priority Habitat ‘Traditional Orchard’ as it is not intensively managed 

and, as such, has been included in this category in the metric. However, the orchard within the 

site is not a good example of a Traditional Orchard, with the trees being regularly managed 

such that little deadwood is allowed to accumulate and the grassland regularly mown as part 

of the garden setting in which the orchard is located. Accordingly, the condition of the orchard 

is considered to be ‘moderate’. 

 

2.9. ‘Woodland and Forest – Other Woodland; Broadleaved’ – condition ‘moderate’. The 

plantation woodland and the broadleaved woodland within the site have been included under 

this category. The woodlands meet a number of the woodland condition assessment criteria 

within the Biodiversity Metric 2.0 Technical Supplement, but not sufficiently to qualify as 

‘good’ condition.  

 

2.10. ‘Heathland and Shrub – Mixed Scrub’ – condition ‘moderate’. The dense and scattered scrub 

at the site comprises a limited range of species that are common and widespread in the local 

and national context. This habitat does not meet the ‘high environmental value’ categorisation 

defined in the Farm Environment Plan (FEP) Manual. Overall, the scrub within the site is 

considered to be in ‘moderate’ condition.   

 

2.11. ‘Urban – Introduced Shrub’ – condition ‘poor’.  The amenity planting within the site comprises 

a range of common and non-native species managed for their amenity rather than biodiversity 

value.  For the purposes of the BIA calculations, the condition of ‘urban – introduced shrub’ is 

not required and a condition score of 1 is automatically applied.  

 

2.12. ‘Sparsely vegetated land – Ruderal / Ephemeral’ – condition ‘poor’. The tall ruderal within the 

site comprises a limited range of species that are common and widespread in the local area 

and the national context. The tall ruderal does not form an important ecological feature and 

overall is considered to be in ‘poor’ condition.   

 

2.13. ‘Lakes – Ponds (Non-Priority Habitat)’ – condition ‘poor’. The ponds within the site are either 

stocked with large numbers of fish, are relatively recently cleared to contain water, or are 

highly ephemeral in nature. Accordingly, the ponds within the site are not considered to form 

important ecological features and fail to meet a number of the pond condition assessment 
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criteria within the Biodiversity Metric 2.0 Technical Supplement, such that a condition score of 

‘poor’ has been allocated.  

 

2.14. ‘Urban – Developed land; sealed surface’ – condition ‘N/A-other’. The remainder of the site is 

comprised of agricultural buildings and hardstanding which are largely devoid of vegetation 

and do not form an important ecological feature. For the purposes of the BIA calculations, the 

condition of developed land is not required and a condition score of 0 is automatically applied.  

 

Habitat Creation (Post-development) 

 

2.15. ‘Grassland – Other Neutral Grassland’ – condition ‘good’. This habitat includes semi-improved 

grassland which will be created along the northern boundary of the site and species-rich 

grassland which will be created along the western site boundary. The aim will be to manage 

these grasslands based on ecological principles, which should enable the grasslands to reach 

‘good’ condition within 15 years.  

  

2.16. ‘Urban – Amenity Grassland’ – condition ‘poor’. This includes the grassland in close proximity 

to the built development. The amenity grassland is likely to comprise a seed mix that is 

tolerant of frequent mowing and is unlikely to be managed for biodiversity. Accordingly, a 

condition score of ‘poor’ has been allocated for this habitat type.  

 

2.17. ‘Woodland and Forest – Other Woodland: Broadleaved – condition ‘moderate’. Native 

woodland planting is to be incorporated into the scheme, planted at the boundaries of the 

site. The moderate condition is based on the woodland planting being native and diverse and 

the habitat receiving on-going management as part of the landscape strategy. Subject to this 

management, it is considered that the woodland should achieve ‘moderate’ condition within 

30 years.  

 

2.18. ‘Urban – Introduced Shrub’ – condition ‘poor’. This will include all amenity planting in 

proximity to the built development. For the purposes of the BIA calculations, the condition of 

introduced shrub is not required and a condition score of 1 is automatically applied.  

 

2.19. ‘Urban – Sustainable urban drainage feature’ – condition ‘good’. This habitat represents the 

SuDS features to be created at the north of the site. Assuming all of the SuDS are seeded with 

a diverse native wet grassland seed mixture and management incorporates ecological 

principles for the benefit of biodiversity, it is considered achievable for this habitat to be of 

‘good’ condition in five years. 

 

2.20. ‘Urban – Developed Land; sealed surface’ – condition ‘N/A – other’. This habitat includes all 

new buildings, roads, parking and tarmac footpaths and, as such, is not assigned a condition 

under the DEFRA 2.0 metric. 

 

Habitat Biodiversity Impact Score 

 

2.21. The BIA calculator computes a Net Project Biodiversity Units (Habitats) score of -156.34, a 

biodiversity loss of 74.52%.  

 

3. Hedgerow Impact Assessment 

Existing Hedgerows (Pre-development) 

3.1. ‘Line of Trees’ – condition ‘moderate’. A number of tree lines are present within the site which 

contain a range of native species and are fenced from livestock, such that they are outgrown in 
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nature. The tree lines achieve a condition score of ‘moderate’ utilising the condition 

assessment for a line of trees, as provided in the Biodiversity Metric 2.0 Technical Supplement.  

 

3.2. ‘Native Species Rich Hedgerow’ – condition ‘moderate’. This habitat refers to the species-rich 

hedgerows within the site which are well connected and generally outgrown in nature. 

Accordingly, the species-rich hedgerows are considered to be in ‘moderate’ condition.  

 

3.3. ‘Native Hedgerow’ – condition ‘moderate’. The remainder of the hedgerows within the site 

are species-poor; however, they are well established and provide good connectivity within the 

site. As such, the species-poor hedgerows are considered to be in ‘moderate’ condition.  

New Hedgerows (Post-development) 

3.4. ‘Native Species Rich Hedgerow’ – condition ‘good’. This includes all new hedgerows within the 

scheme which will be planted with a diverse range of native tree/shrub species to ensure that 

the hedgerows are species-rich. The hedgerows will be managed in perpetuity of the scheme 

to ensure their value for biodiversity is maximised and it is considered that a condition of 

‘good’ can be achieved for the hedgerows within 10 years.  

  

3.5. ‘Line of Trees’ – condition ‘good’. A number of tree lines are proposed within the development 

scheme. These will include native species and will be managed for biodiversity in perpetuity of 

the scheme. It is anticipated that a condition of ‘good’ can be achieved for the tree lines within 

30 years.  

 

Hedgerow Biodiversity Impact Score 

 

3.6. The BIA calculator computes a Net Project Biodiversity Units (Hedgerows) Score for the 

proposals of -3.73 units, a biodiversity loss of 17.55%.   

 

4. River Impact Assessment 

Existing River (Pre-development) 

4.1. ‘Rivers & Streams (Other) – condition ‘moderate’. A small stream passes across the site from 

east to west. The stream is semi-natural, contains aquatic and marginal macrophytes and has 

well vegetated banks and bank tops. However, the stream is silted and heavily shaded in 

places, such that very little aquatic vegetation is present. In addition, littering is present within 

the stream, particularly at the eastern end. Overall, the stream is likely to function as a wildlife 

corridor in the local context and has been categorised as being in ‘moderate’ condition.  

New River (Post-development) 

4.2. ‘Rivers & Steams (Other) – condition ‘moderate’. The stream is to be diverted as part of the 

proposals and will achieve a greater length than the existing stream. Over time, the diverted 

section of the stream will become colonised with marginal and aquatic vegetation established 

through seeding and natural colonisation. The stream will be managed in perpetuity of the 

scheme to ensure that the stream does not become over-shaded and to remove any litter that 

may enter the stream. Furthermore, the stream will be buffered by wildflower grassland and 

native shrub planting which will also be managed long-term. Subject to management of the 

stream for the benefit of biodiversity, over time (~5 years) it is considered achievable for the 

stream to reach ‘moderate’ condition. 
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River Biodiversity Impact Score 

 

4.3. The BIA calculator computes a Net Project Biodiversity Units (Rivers) score for the proposals of 

-3.75 units, a biodiversity loss of 65.96%.   

 

5. Summary & Conclusion 

 

5.1. In order to inform the planning application, a Biodiversity Impact Assessment calculation has 

been carried out. The BIA calculates that a net loss of -156.34 habitat units, -3.73 hedgerow 

units and -3.75 river units is likely to occur under the proposed development. This represents a 

biodiversity loss of 74.52% for habitat units, 17.55% for hedgerow units and 65.96% for river 

units.  

 

6. Consultation with the Environment Bank 

  

6.1. Following the completion of the Defra 2.0 Metric, the Environment Bank was approached to 

provide a quotation for a biodiversity compensation scheme to offset the biodiversity impact 

of the proposals, based on the results of the metric calculation. The Environment Bank would 

devise a scheme achieving a total of 177.29 biodiversity units which would secure a minimum 

10% biodiversity net gain for the proposals. The cost of these 177.29 biodiversity units is 

£1,741,000 +VAT and this sum includes: 

 

A biodiversity offset scheme adhering to local standards of delivery; 

Liaison with local planning authority on offset approval; 

Ecological assessment of the offset site; 

Negotiations with the offset landowner; 

Preparation of legal agreements for long-term offset delivery; 

A 30 year costed management and monitoring plan; and 

Monitoring and oversight of the offset site over 30 years with reporting to the LPA.  

 

6.2. The biodiversity compensation scheme proposes to target the creation/restoration of 

grassland to Lowland Meadow within the Milton Keynes authority, in combination with the 

enhancement of a wider mosaic of habitats. The Environment Bank has confirmed a minimum 

threshold for the extent of Lowland Meadow creation/restoration can be set, in order to 

achieve a minimum 33% increase over the extent of Lowland Meadow lost from the site. This 

would contribute to the local BAP target to increase Lowland Meadow in Buckinghamshire and 

Milton Keynes by 33%1. 

 

 

 

 

 

 

 

 

 

1 Forward to 2020: Buckinghamshire and Milton Keynes Biodiversity Action Plan 
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Appendices: 

Appendix 5263/1 – Completed BIA Calculator 

Appendix 5263/2 – Plan 5263/ECO3 – Habitats and Ecological Features 

Appendix 5263/3 – Illustrative Landscape Strategy Plan  

 

Copyright

The copyright of this document remains with Aspect Ecology. All rights reserved. The contents of this 

document therefore must not be copied or reproduced in whole or in part for any purpose without the 

written consent of Aspect Ecology. 

Legal Guidance 

The information set out within this report in no way constitutes a legal opinion on the relevant legislation 

(refer to the original legislation). The opinion of a legal professional should be sought if further advice is 

required. 
 

Liability 

This report has been prepared for the exclusive use of the commissioning client and unless otherwise agreed 

in writing by Aspect Ecology, no other party may use, or rely on the contents of the report. No liability is 

accepted by Aspect Ecology for any use of this report, other than for the purposes for which it was originally 

prepared and provided. No warranty, express or implied, is made as to the advice in this report.  

(23)



  

  

  

Appendix 5263/1: 

Completed BIA Calculator 
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Appendix 5263/2: 

Plan 5263/ECO3 – Habitats and Ecological Features  
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Appendix 5263/3: 

Illustrative Landscape Strategy Plan  
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Ref: GR3/BU496.P 
Date: 03.02.20 

Your Ref: 19/01818/OUT 
 
 

 

David Buckley 

Senior Planning Officer 

Planning Service 

Milton Keynes Council 

Civic Centre 

1 Saxon Gate 

Milton Keynes 

MK9 3EJ 

 

Dear Mr. Buckley, 

 

Re: 19/01818/OUT South Caldecotte - Committee Meeting 06/02/20, Transport Issues 

 

We write to you having reviewed your report to the Development Control Committee meeting on 

06/02/20, in order to respond to this and set out our position on matters of Transport. 

We note from paras 7.45-7.48 of your report that there are no objections that warrant reasons for 

refusal in respect of transport – other than the lack of a section 106 agreement and the holding 

recommendation from Highways England. 

Transport Matters 

We note that the Strategic Transport Team have acknowledged in our discussions that the 

Council’s emerging SE MK Local Transport Study is not relevant to the consideration of this 

planning application. We further note the updated comments provided by Transport Development 

Management which are reflected in the committee report in paras 7.13-7.48. The report 

acknowledges that: 

• The width of the grid road reserve has been clarified to an acceptable level and can be 

addressed through planning condition. 

• That necessary improvements to public transport can be secured through section 106 

agreement. 

• Highways England are reviewing the junction assessment of the A5 Kelly’s Kitchen 

Roundabout. 

• The impact on Bow Brickhill level crossing is not significant. 

• It is unclear what the status of the Strategic Transport Study has in terms of determining the 

planning application.  

• Required mitigation at the Walton Park Roundabout will be secured under a section 106 

agreement. 

• The issue of the (Oxford-Cambridge) Expressway and a possible Rapid Mass Transit route 

do not have sufficient certainty at this stage to have any bearing on the determination of the 

planning application. 

• A safe and suitable layout for the Brickhill Street/Station Road Roundabout can be 

provided. 

• The Redway route on Brickhill Street cannot be provided along the entirety of Brickhill 

Street due to the location of the Anglian Water compound. 
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Highways England 

As you know, our client’s transport consultants BWB are in dialogue with Highways England. We 

were surprised to receive only last week, 29-01-2020, Highway England’s latest response 

requesting further assessment of an additional junction that has already been assessed, some 4km 

from the development site.  We confirm that the matters about which Highways England required 

clarification are close to being satisfactorily addressed and that this will enable the holding 

recommendation  to be removed.  

Planning Obligations 

Necessary infrastructure can be secured through an appropriate legal agreement and conditions, 

and on this basis the suggested reason for refusal based on these grounds is unnecessary and 

should be removed.  

Summary 

The development would not give rise to any severe impact on the highway network and we note 

that neither Highways Development Management nor Strategic Transport suggest that the 

development proposals should be refused.  This reflects the Council’s evidence to the EiP in 

allocating the site and consequently the scheme demonstrably complies with Policy SD14 with 

regard to transport matters. 

Finally, we request that Members of the Development Control Committee defer the item to allow 

continued dialogue regarding outstanding items to enable them to be resolved. The planning 

application is currently well within statutory timescales which can be extended to allow for 

resolution of the matters discussed in this letter. The deferral of the item until the meeting in April 

would allow for officers to work with us to resolve the items outlined above. 

We look forward to hearing from you. 

Yours sincerely, 

 
Graham Robinson MRTPI 
Associate Director 
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