NEWPORT PAGNELL TOWN COUNCIL


Minutes of a Virtual interim meeting of the Town Planning and Environmental Management Committee held on Wednesday 5 May 2021 at 7.30pm 80 High Street, Newport Pagnell

Present:  	Cllrs Bah-Pokawa, Roger Clarke, Paul Day, Mark Lombardo, Richard Pearson and Phil Winsor (Chair)

Absent:	

In attendance:	Patrick Donovan (Deputy Clerk)
			

ITEM 1 MAY 2021/TP(i):	APOLOGIES FOR ABSENCE 

Apologies for absence were received and accepted from Cllr Joan Sidebottom.

ITEM 2 MAY 2021/TP(i):	DECLARATIONS OF INTEREST

There were no declarations of interest.

ITEM 3 MAY 2021/TP(i):	QUESTIONS FROM THE PUBLIC

There were no questions or statements from members of the public.

ITEM 4 MAY 2021/TP(i):	PLANNING APPLICATIONS

4.1	There were no objections to the following applications providing the materials used were in keeping with the existing buildings, and any tree preservation orders had been cleared by the Tree Officer and that any refurbishments to listed buildings 
conform to the Listed Buildings Officer and Conservation Officers’ remits:
[bookmark: OLE_LINK1]				
21/01087/ADV	Advertising consent for a pedestrian wayfinding sign, Car Park, Silver Street  	
21/01088/FUL	New Parking Layout including laying of additional hardstanding, 99 Wolverton Road 
21/01113/FUL	Front Porch and Rear Conservatory, 11 Collins Walk   
21/01114/FUL	Front Porch, 12 Collins Walk 
21/01145/CLUP	Certificate of Lawfulness for a loft conversion with rear dormer and front rooflights, 16 Shipley Road
21/01105/NMA 	Non-material amendment to application 19/03444/FUL to replace bi fold doors and kitchen window on rear extension with single set of bifold doors and reduce extension depth on west side, 12 Stour Close  
21/01161/FUL	Demolition of existing single storey side extension connecting to neighbour to form two storey side extension including annexe on ground floor; a part 2-storey, part single storey rear/side extension and single storey front porch, 25 Queens Avenue
21/01200/FUL	Proposed single storey porch extension, garage conversion and first floor side extension, 9 Byron Drive	

4.1.1	21/00403/FUL – Front porch extension, two storey side extension, single storey rear extension, loft conversion with rear dormer and front rooflights, and erection of fence to the front and side. (Re-submission of 20/02755/FUL), 5 Carrington Road (AMENDED PROPOSAL) – The Committee saw no evidence of any material amendments to the previous application 21/00403/FUL which was considered at its 3rd March 2021 meeting:

	The Committee objected to this application on the grounds that the proposed extensions were an overdevelopment of the site. In addition, there would be insufficient parking provision for what would become a 5-bedroom dwelling. 

The Town Council requests that this application is referred to the DCC/P for determination

4.1.2	21/00999/OUTEIS - Hybrid planning application encompassing: (i) outline element (with all matters reserved) for a large-scale mixed-use urban extension (creating a new community) comprising: residential development; employment including business, general industry and storage/distribution uses; a secondary school and primary schools; a community hub containing a range of commercial and community uses; a new linear park along the River Ouzel corridor; open space and linked amenities; new redways, access roads and associated highways improvements; associated infrastructure works; demolition of existing structures and (ii) detailed element for strategic highway and multi-modal transport infrastructure, including: new road and redway extensions; a new bridge over the M1 motorway; a new bridge over the River Ouzel; works to the Tongwell Street corridor between Tongwell roundabout and Pineham roundabout including new bridge over the River Ouzel; alignment alterations to A509 and Newport Road; and associated utilities, earthworks and drainage works - Milton Keynes East, Land East and West of A509 London Road, Newport Pagnell

	The Committee discussed this application at length and considered the comments of both Alan Mills (NPIG co-opted member) and the Town Clerk before formulating an agreed response	to MKC Planning.

Resolved to support planning application 21/00999/FUL subject to consideration and revision of the following issues:

1 Piecemeal Applications

This piecemeal approach to submission of individual planning applications by the three major landowners fails to deliver some important infrastructure elements required by the SPD, namely the completion of the Linear Park northwards up to the A422, and a grade separated redway link to London Road, Newport Pagnell. This is because land in private ownership between Caldecote Lane and the A422 is not included in any of the 3 main landholding applications. This failure to provide the full infrastructure requirements is contrary to paragraphs 5.1.2 & 5.1.3 of the SPD, Plan:MK policy SD1 and would justify refusal if not rectified.
As Berkeley’s has the more direct linkage to the land north of Caldecote Lane, and is the majority landowner (80%), it should seek to acquire the third-party land necessary to complete the Linear Park and redway crossing of the A422 and include these elements into their outline application. This may also need the acquisition of land north of the A422 to complete the redway link. It is not possible to require these elements at Reserved Matters application stage, if not included and conditioned in the Outline application, as suggested on the detailed highway WSP Drawing S4. 

2 Completion of Redway link to London Road Newport Pagnell and beyond

It must be an essential requirement of this development to provide a grade separated redway link across the A422 dual carriageway along London Road, as shown on the SPD Movement Framework drawing 4.2a, and for the continuation of a redway northwards to meet the planned redway network at Downs Field proposed by the Tickford Fields Farm development under application 20/00133/OUTEIS. Failure to provide this link would be contrary to the sustainable travel objectives of national and Milton Keynes planning objectives. NPPF paras 104,108 &110 and Plan:MK policies SD1(2), SD9 & SD12, CT2 & CT3 promote and prioritise walking and cycling over other travel modes, as does the Mobility Strategy for Milton Keynes 2018-2036 (LTP4). This route is a strategic link between MK East and Newport Pagnell and could be accommodated under the existing road bridge, subject to the acquisition of third-party land both south and north of the A422. Failure to provide this link would be contrary to these policies and to SDP para 4.3.7 “At grade crossings are not appropriate on the grid road H3 Monks Way(A422)” and to para 4.3.19 which identifies grid roads as “major obstacles to pedestrian/cycle movements “. 
The lack of a grade separated link across the A422 to London Road, and redway link to Downs Field Newport Pagnell would prevent safe and easy access between the residents of MK East and the many facilities of Newport Pagnell such as Middleton Pool and Gym, public library, youth clubs, churches and Ousedale secondary school, which will serve MK East until the delivery of its own secondary school in Phase 2, 2031-2037.
The proposed subway link across the A509 London Road to Howard Way is not an adequate substitute. The current footpaths emerge through narrow gaps either side of an Anglian Water facility onto an industrial road with no capacity to provide a separate redway link to North Crawley Road.

3 Completion of the Linear Park

Plan:MK policy DS6 defines the Ouzel Valley, from Water Eaton to the River Ouse, as a Linear Park.
The MK East Development Framework SPD para 4.2.17 proposes the formation of the Ouzel Valley Linear Park as far north as the A422 as shown on the Landscape and Open Space Strategy drawing, and which “connects to the Linear Park running through the centre of Newport Pagnell”.
Newport Pagnell Neighbourhood Plan policy NP8 designates the land north of the A422 as linear park, with the objective of securing a continuous linear park along the Ouzel Valley, in accordance with Plan:MK policy DS6. The exclusion of the third party owned land from this development, and also from the Bloor Homes proposals, would defeat the objectives of Plan:MK, the SPD and the Newport Pagnell Neighbourhood Plan. If the private landowners are unwilling to sell their land needed to complete the linear park to any developer, then Milton Keynes Council should use compulsory purchase powers to achieve this strategic planning objective. As the land is within Zone 3 flood plain it has little development value and would also enable the provision of the redway link along London Road, and other links within the Linear Park to the Bloor Homes development.

4 Grid Roads

It is notable that those sections of the Eastern and Western grid roads funded through the HIF grant are to be constructed as dual carriageways, but that all sections funded by the development are proposed as single carriageways, even where the single carriageway sections connect between existing or proposed dual carriageways. The HIF funded dualling of Tongwell St (V11) then links to the existing single carriageway section of the existing A509 London Road funded by the development, before linking to the dualled A422. This fault lies with the SPD not specifying that the two main arterial grid roads should be fully constructed as dual carriageways. The entire Eastern link and the upgrading of the retained A509 London Road to a grid road should be required to be dual carriageways.

5 Grade separated crossings of the retained A509 

The Movement and Access Parameters Plan shows no grade separated crossing of the retained northern section of the A509 London Road, between the A422 roundabout and the proposed southern roundabout, where a subway crossing is proposed. This route is proposed as the main route into Central Milton Keynes, so will be heavily trafficked. A new bridge crossing of the A509 London Road should be provided in the centre of that section in the vicinity of of Link 512/ green corridor in order to provide a safe pedestrian and cycle grade separated link between the Riverside development and the rest of the Northern and Central development, as required in para 4.3.6 of the SDP and shown on Movement Framework drawing 4.2a.  Newport Pagnell Town Council opposes all grade separate crossings and require all links across the A509/422 to be either underpass or bridge crossings.  The siting of one crossing must be on the corner of Willen Road and the A422, to meet up with existing redway links in the town. It must be recognised the Newport Pagnell will act as the sustainable town for the development, providing a host of facilities that the development does not provide for itself.  

6 Redway provision

The Non -Vehicular Movement Strategy diagram shows redways at the southern end of the proposed grid roads terminating part way along the roads, not linking to the site boundaries. Redways as far as the site boundaries should be provided as part of this development to enable future connections to be made to MK Coachway and the redway network at Brook Furlong and Brooklands. These links are shown to be provided on the SDP Movement Framework Figure 4.2b. While the proposed Cranfield link may not currently have any end destination, the Phase 3 development proposed for this southern section is not due to be built until 2038-2048, by which time future development proposals will be forthcoming. 
In accordance with para 4.3.17 of the SDP “Off-site extensions to redways will be required where these connect the site into the redway network” 
The Berkeley’s application fails to connect internal redways to the existing or proposed redway networks in Newport Pagnell or MK City, and proposes no off-site connections, thus preventing sustainable travel opportunities. These connections should be made as part of the application for infrastructure provision.

7 Carbon Reduction

The proposed development is unambitious in its carbon reduction targets for its housing and employment units. They merely follow government minimum targets currently set out, but do not embrace opportunities to meet the carbon neutral aspirations of the Council, nor the anticipated increased carbon reduction targets needed to meet national carbon emissions by 2035/ 2050. Given that this development will occur between 2025-2050, the lack of ambition is lamentable. Plan:MK Policy SC2 and paras 4.6.3-7 of the SDP expects large developments to consider the integration of community energy networks and a Combined Heat and Power plant could be accommodated within the employment area, as suggested in para 6.6 of the Energy Statement, but not included in the application proposals.

8 Future Management of the Open Spaces

The future ownership and management of the Linear Park and all other areas of public open space should be transferred in preference to the Parish Council or failing this to Milton Keynes Council or the Parks Trust, in accordance with the current practice throughout Milton Keynes and Plan:MK policy SD9 (3vi & vii). This management arrangement should be secured in any S106 Agreement at outline planning stage, and not left to the discretion of the developers.

9 Community Hub

The proposals for the Hub comprise a maximum of 10,000sqm of floorspace, comprising (maximums)
1500 sqm convenience (food) retail
2000 sqm comparison (non-food) retail
1000 sqm food and beverage
1000 sqm other non-retail
Plus (maximum)
2000 sqm health
2000 sqm nursery
1000 sqm gym
2000 sqm office
400 sqm community hall

Newport Pagnell Town Council has concerns about this application because of the potential impact the Hub will have on the vitality and viability of Newport Pagnell High Street.  The development must help to support Newport Pagnell retail provision, not undermine it. The existing proposal is entirely contrary to the SPD which states that the development must not undermine Newport Pagnell’s High Street.  Further it flies in the face of Government Funding issued to Milton Keynes Council for the express purpose of allowing High Streets to recover from the Covid-19 pandemic. This development, setting out the community hub as it does, could create  a conflict of interests for Milton Keynes Council in accepting such High Street Government Funding on the one hand, whilst on the other hand promoting competing services to the High Street should the current plans stay unchanged. 

A gym seems unacceptable and unaffordable, given the proximity of Middleton Pool and Leisure Centre. 

No one is buying office space at present, so 2000 sq metres of office space is flawed.  There is already a considerably amount of vacant office space in Newport Pagnell and a number of empty retail shops.  

The Hub and first 3 form primary school will be provided within the first phase of development 2024-2030. The secondary school not until Phase 2, 2031-2037, 900 homes trigger point, so there is also a significant potential impact on Ousedale School as Phase 1 housing is on the northern section, between the Hub and A509.

Conclusions

Overall, the application proposals are considered to be well thought through and should deliver a high-quality development. The main criticism is the lack of a comprehensive application for all land within MK East, which gives rise to the failure to complete the Linear Park up to the A422, and the lack of redway connections both to Newport Pagnell and the MK City network. These elements have led to a development that cannot be considered to be sustainable in its transport initiatives.  

The development skimps on the dualling of the parts of the two major grid roads not funded through the HIF grant, as a direct consequence of the failure of the SPD not to require this future proofing.

The development seeks to provide retail provision that will be of serious detriment to Newport Pagnell High Street. Provision should instead be made for further medical facility offers, such as dentistry, physiotherapy, pharmacy, and elderly person service provision (mobility aids, household lifts, assisted living aids, etc.) 

The HIF forward funding of a primary school in the Hub should meet all the residents’ needs, but the delayed provision of the secondary school until the 900th dwelling will impact demand for places at Ousedale, as the closest to Phase 1.

Prop:  PW	Sec:  RC

		4.2	The Committee received and noted the updated schedule of planning decisions comparing TPEM's representations against MKC decisions. 



There being no further business the meeting closed at 7.55pm. 	


The next full TPEM meeting is scheduled for Wednesday 19 May 2021 at 8pm via Zoom. 


7
Minutes subject to approval at the next meeting.
Signed  …………………………………… Date …………………………………………
