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Brief Summary 
 

1. Outline planning consent was granted by Milton Keynes Partnership in August 2007 
(06/00220/MKPCO) for the development of the Brooklands site in the Eastern 
Expansion Area comprising up to 2501 dwellings , a new mixed use commercial 
centre, a hotel, a public transport route, public open space, sites for three schools, 
ancillary roads, structural landscaping and infrastructure including an extension to 
Broughton Brook Linear Park and construction of Brooklands Public Open Space 
Ridge along the eastern boundary of the site.  

 
2. The Brooklands Development Brief setting out the masterplan for Brooklands was 

approved by Milton Keynes Partnership in August 2006. The first of two Brooklands 
Design Codes has recently been approved following consideration by the Milton 
Keynes Partnership Planning Sub-Committee at its meeting on 18th March 2008. 

 
3. Milton Keynes Partnership is now in receipt of a full planning application for the first 

phase of infrastructure at Brooklands including the northern section of City Street, 
upgrading of the existing Broughton Grounds Lane and the first residential streets to 
serve the housing parcels within Brooklands.  

 
4. The application has been amended to take account of the views of statutory and non-

statutory consultees, in particular those of the MKC Highway Authority, and further 
details have been provided as requested including road markings, signage, drainage 
and surfacing materials.  

 
5. The issues associated with the application relate to: 
 

 The City Street 
 On-Street parking and traffic calming 
 Broughton Grounds Lane  
 Drainage and Services 
 Landscaping  

 
6. This proposal has been assessed on its individual merits and against relevant 

material considerations. The layout and design of the City Street and the associated 
infrastructure accords with relevant national, regional and local policy and guidance 
including details contained within the approved Brooklands Development Brief and 
Design Code 1. It is therefore recommended that the MKP Planning Sub Committee 
resolve to:  

 
APPROVE planning application (08/00583/MKPC) for Brooklands Phase 1 
Infrastructure subject to the conditions and reason for approval appended to 
this report. 
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INTRODUCTION 
 
Responsible Planning Authority 
 
7. The Milton Keynes Partnership Committee has powers under the Milton Keynes 

(Urban Area and Planning Functions) Order 2004 as the Local Planning Authority to 
determine this planning application, as it is: 

 
 located within the boundaries of the designated urban area; and  
 development that is described in Article 4 of the above Order. 

 
Basic Information 
 
Address: Land at Brooklands, Eastern Expansion Area, Milton 

Keynes 
Applicant: Places for People Developments Limited 

 
Land Owner: Places for People Developments Limited and Milton 

Keynes Council Highway Authority 
 

Application Validated: 3rd April 2008 
 

Site Area: 6.05 hectares  
 
Land Use: 

 
Agricultural but extant outline planning permission  
 

Density: Not applicable 
 

Representations: 6 representations have been received from local 
residents, businesses and the Ward Member.  
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SITE CONTEXT 
 
8. The Brooklands site forms a substantial part of the Eastern Expansion Area, allocated 

for development within the adopted Local Plan (December 2005). The site is bounded 
to the east by the M1 Motorway, to the west by the A5130 and the Broughton Gate 
development, to the south by Broughton Brook and to the north by the A509 and 
Junction 14 of the Motorway.  

 
9. To the south of the Broughton Brook is Fen Farm, a 100 ha site commonly known as 

‘Nova’ or ‘Magna Park’ with outline consent for large footprint employment where the 
John Lewis warehouse has already been built with the first phase of the City Street. 
The A421 is further to the south beyond this. Directly to the north-west of Brooklands 
is the village of Broughton, a designated Conservation Area. Kingston District Centre 
lies 1 to 2 km to the south-west. Open countryside lies beyond the M1 Motorway to 
the east where the land rises towards the village of Moulsoe. Figure 1 below shows 
the location of the Brooklands site in context. 

 
10. To the west of the A5130 is the Broughton Gate development where construction of 

1530 dwellings is now well underway and the first residents are due to move in this 
summer. Within the Broughton Gate development, the eastern section of H7 
(Chaffron Way) is being extended in the form of City Street to join with the A5130 and 
when constructed, with Brooklands Square. 

 
Figure 1: Location of Brooklands   

 
 

Brooklands

Motorway

Junction 14 

 
11. The Brooklands site currently consists of predominantly flat arable land. An existing 

small employment site consisting of converted farm buildings, Brooklands Farm, is 
located off the A5130 in the northern part of the site. Tollgate Cottage, an occupied 
dwelling and an adjacent paddock are located to the south-east of Brooklands Farm. 
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This land, known as the Tollgate Cottage site, was excluded from the original 
Brooklands outline application.   

 
12. Two roads cross the site in an east-west direction, both leading off the A5130 and 

crossing the M1. Broughton Grounds Lane is a no-through road and the route of a 
public right of way which runs from the side of Tollgate Cottage although there is no 
constructed footpath alongside the road. On the other side of the M1 it serves 
Brooklands Farm Cottages, Broughton Grounds Farm which includes a number of 
small businesses, and a site where gravel extraction currently takes place. It leads to 
the Old Covert Nature Reserve. Salford Road further to the south leads towards the 
village of Salford and beyond into Bedfordshire. There are no other roads or rights of 
way across the site.  

 
13. The Broughton Brook defines the southern site boundary. A tributary of the brook 

flows across the site in a west-east direction further to the north. Both are culverted 
under the M1 motorway.  

 
PLANNING HISTORY 
 
14. 06/00220/MKPCO: Outline application at Brooklands for residential development 

comprising up to 2501 units, a new mixed use commercial centre, a hotel, a transport 
route, public open space, sites for three schools, ancillary roads, structural 
landscaping and infrastructure including an extension to Broughton Brook Linear Park 
and detailed planning permission for the construction of Brooklands Public Open 
Space Ridge along the eastern boundary of the site was approved on 7th August 2007 
subject to a site specific Section 106 Agreement. 

 
15. 06/00221/MKPCO: This was submitted in duplicate to application 06/00220/MKPCO 

and was withdrawn following the issue of planning permission for application 
06/00220/MKCO. 

 
16. 06/00222/MKPCO: Outline application for construction of logistics/distribution, offices 

and manufacturing development with structural landscaping and infrastructure 
including an extension to Broughton Brook Linear Park and detailed planning 
permission for the construction of Brooklands Public Open Space Ridge along the 
eastern boundary of the site on The Glebe Land. This application relates to the 
employment site between Brooklands and the Magna Park development (see Figure 
1 above). Registered on 9th December 2005. The application is undetermined and 
awaits submission of a Development Brief although the applicant has now submitted 
a draft masterplan for comment. 

 
17.  06/00780/MKPC: Full application for creation of advanced ecological mitigation 

measures (two ponds) and ancillary terrestrial habitat for Great Crested Newts at 
Brooklands was approved on the 17th August 2007. The new habitat is being created 
within new linear park on the eastern side of Brooklands. It allows an existing pond, 
on land which is part of proposed first phase of City Street, to be filled in and the 
Great Crested Newts to be relocated. 

 
18. Tollgate Cottage Site:  A Development Brief/Design Code for redevelopment of the 

Tollgate Cottage site has been submitted to MKPC and was considered by the Place 
Making Group at its meeting on the 11th June 2008. The document will be amended 
following the comments of the Group and will be submitted to the MKPC Planning 
Sub-Committee for approval. An outline or full planning application will then follow. 
The Brief/Code anticipates development of around 75 to 95 dwellings with demolition 
of the existing dwelling. The site is bounded by the proposed City Street to the north 
and the A5130 to the south and has part of the existing Broughton Grounds Lane 
running from north to south through it. 
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Pre-Application Consultation 
 
19. The applicants have submitted a Statement of Community Involvement with the 

application. The Statement details pre-application community consultation including 
with the Eastern Expansion Area Stakeholder Group at its meeting on the 29th 
November 2007. A copy of the Statement is attached at Appendix 1 to this report.  

 
THE PROPOSAL 
  
20. This planning application provides the details to deliver the first phase of highway 

infrastructure to enable building of the first housing at Brooklands within the Eastern 
Expansion Area. The Phase 1 Infrastructure proposal relates to land in the north of 
Brooklands as shown in the plan attached in Figure 2 below.   

 
Figure 2: Location of Brooklands Phase 1 Infrastructure  
 

 
21. The first section of proposed City Street runs off the A5130, just south of the park and 

ride and weighbridge sites and approximately 300m south of the A5130 Northfield 
roundabout. The City Street splits off the A5130 near Broughton village and heads 
across existing farmland to the east, running along the back of Brooklands Farm. It 
then runs along the back of Tollgate Cottage and curves to meet back with the A5130 
further to the south. The A5130 will remain with the ability as a through route but the 
City Street will have priority at its junctions. 

 
22. Broughton Grounds Lane will retain its existing alignment but will be reconstructed, 

increased in width, and have associated footpaths, verges and on-street parking 
bays. The proposal also includes some of the primary roads required to serve the 
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Brooklands housing including a Circus and boulevard leading down towards 
Brooklands Square.  

 
23. The proposal is also shown in the context of the approved land uses on the plan 

attached at Appendix 2. The City Street will be abutted by high density housing and 
will provide access to the first primary school at Brooklands.  

 
24. The City Street will provide a dedicated public transport route serving the Eastern 

Expansion Area. It will comprise a 7.3m carriageway with dedicated bus lanes and 
adjoining 3m wide Redways and footways. Large sections of the City Street will 
feature a 3m wide tree lined central reservation and this will help to provide 
pedestrian connectivity at grade by cross-overs. The City Street will have a maximum 
speed of 30mph. On street parking bays are provided within sections of 2m wide 
verge. 

 
25. Copies of the amended drawings showing the general arrangement of the City Street 

and other proposed roads, including the rebuilt Broughton Grounds Lane are 
attached at Appendix 3 to this report. The applicant has also provided details of 
street lighting, visibility splays, vehicle swept path manoeuvres, drainage, paving 
layout and materials, kerbing layout and materials, signs, road markings and 
landscaping.   

 
CONSULTATIONS  
 
26. The consultation undertaken in regards to this application included: 
 

• notification of a range of statutory and non-statutory consultees; 
• notification of neighbouring properties and local Ward Members by letter; 
• posting of site notices in close proximity to the site; and 
• placing of an advertisement in the Citizen paper. 

 
27. The above consultation was undertaken in respect of the original submission. 

Consultees and neighbours who had made representations were re-consulted in 
respect of the amended proposals. The consultation period for the amended 
proposals expired on the 11th July 2008. Any further comments received will be 
reported verbally to the Committee.   

 
28. A full report of the statutory and non-statutory consultation responses and the MKP 

response are set out at Appendix 4. The main issues raised in the consultation 
responses are:  

 
• MKC Highways have requested a number of amendments to the proposals and 

submission of further details. The applicant has met with these requests and the 
proposals are therefore now considered to be acceptable subject to appropriate 
conditions. 

• Highways Agency do not consider that the proposal will adversely affect the M1 
motorway and do not wish to comment further. 

• The Environment Agency have no objection but provide a number of advisory 
comments.  

• Natural England has no objection and note that the issue of Great Crested 
Newts have been dealt with under a separate planning application and licences 
have been issued by Natural England. 

• Internal Drainage Board are satisfied that surface water drainage from the roads 
can be adequately dealt with but have concerns about the design of the SUDS 
system to which they would drain. The applicants are currently addressing this as 
part of the separate Brooklands Meadows proposals. 
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• Bedfordshire County Council ask that Salford Road remains open to through 
traffic throughout the construction period in order to minimise the impact of heavy 
commercial vehicles through Salford from the A5130. 

• Mid Beds District Council have no objections. 
• Anglian Water have suggested a number of informatives which have been 

passed to the applicant. 
• MKC Landscape require further clarification which has now been provided by the 

applicant but detailed work is still needed which can be dealt with by condition.   
• MKC Archaeology request a condition to deal with areas of archaeological 

importance that have not yet been dealt with under the outline consent. 
• MKC Urban Design have made a number of detailed comments which have now 

been addressed by the applicants. 
• MK Forum strongly support the concept of a public transport spine running 

through the Eastern Expansion Area but consider the application fails to satisfy 
Local Plan and Development Framework Policy in that it is not designed so that it 
can be adapted to offer a form of vehicle guidance in the future. They therefore 
consider that the application should not be approved in its present form.  

• Hulcote and Salford Parish Council have concerns that any changes to the 
Salford Road may impact on its use by HGV’s and result in further traffic through 
Salford village. 

 
Representations 
 
29. 5 letters of objection/comment have been received from two residents of Broughton 

Village, the owner of Broughton Grounds Farm and his representative and one 
business in Broughton Grounds Lane. They raise the following concerns and 
comments in summary: 

 
• There is no indication of Redways along the A5130. These are important to allow 

children to cycle to school and the local shops which will initially be at Broughton 
Square and Kingston. 

• The Transport Assessment for the outline application did not take account of 
existing HGV traffic using Broughton Grounds Lane. 

• Concerned about impacts of construction traffic on Broughton Grounds Lane for 
reasons of safety, congestion and mud on the road.  Existing traffic using the lane 
is already a problem.    

• Concerned that roadside parking and accesses to private parking courtyards on 
Broughton Grounds Lane will obstruct access for HGV’s, articulated lorries and 
large agricultural contractors machines including combines. This will be 
detrimental to businesses using Broughton Grounds Lane.  

• Need information on vehicle swept paths to ensure that commercial and 
agricultural vehicles can be accommodated on the City Street/Broughton Grounds 
Lane junction.  

• Broughton Grounds Lane should have a width of 6.5m, not 6m, to allow 
agricultural vehicles to pass parked cars otherwise footways could be mounted, 
causing danger to pedestrians. The existing ability to use verges is being lost. 

• Concerns about environmental effects such as noise and vibration from locating 
residential development along Broughton Grounds Lane which is used by 
commercial and agricultural vehicles.  

 
30. The Middleton Ward Member, Councillor John Bint, has written to endorse comments 

about interaction of residential parking with large vehicles using Broughton Grounds 
Lane. He comments that inconsiderate parking behaviour is inevitable and 
predictable and you can assume that the number of cars will exceed designated 
spaces by a substantial margin. 

 
31. The representations made above will be addressed in the development assessment 

section of this report. 
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POLICY ASSESSMENT  
 
32. The approval of Outline Planning application (06/00220/MKPCO) by Milton Keynes 

Partnership confirmed the development of Brooklands to be in accordance with 
relevant national, regional and local planning policies. This section lists the most 
relevant planning policies upon which this full application for infrastructure is 
assessed.  

 
National Context 
 
33. Planning Policy Statement (PPS) 1: Delivering Sustainable Development 

PPS1 states that sustainable development is the core principle underpinning 
planning. It reaffirms the Government’s commitment to the creation of sustainable 
communities and emphasises the critical delivery role of planning. 

 
34. Planning Policy Guidance (PPG) 13: Transport 

PPG13 provides guidance on shaping the pattern of development and influencing the 
location, scale density, design and mix of land uses, which will help to reduce the 
need to travel, reduce length of journeys and make it easier for people to access jobs, 
shopping, leisure facilities and services by public transport, walking and cycling. 
Emphasis is given on people being able to travel safely whatever their chosen mode.    

 
35. Planning Policy Statement (PPS) 25: Development and Flood Risk 

PPS25 requires that in determining applications regard is to be had to the policies in 
the PPS, that applications are supported by the Flood Risk Assessments where 
appropriate, apply a sequential approach to minimise flood risk, give priority to 
sustainable urban drainage and ensure development in flood risk areas is 
appropriately flood resilient.   

 
Regional Context 
 
36. The Milton Keynes and South Midlands Sub-Regional Strategy (March 2005) 

identifies Milton Keynes as a regional centre for growth, with a large proportion of 
development being focused on greenfield sites as sustainable urban extensions to 
the City. RPG 9 sets out the Regional Planning Guidance for the South East, 
providing strategic guidance on the scale, location and timing of development to 2021 
and a longer-term perspective for the sub-region to 2031.  Its objectives include the 
achievement of a major increase in the number of new homes provided in the area 
and the provision of a commensurate level of economic growth.   

 
Local Context 
 
The Adopted Milton Keynes Local Plan (2005): 
 
37. Policy S3 (City Expansion Areas):  

Identifies the EEA. 
 
38. Policy S4 (Phasing of the City Expansion Areas):  

Seeks to ensure that phasing of the City Expansion Areas is in a logical and orderly 
sequence, well related to existing developed areas, infrastructure and public transport 
services. 

 
39. Policies EA1 and EA2 (Expansion Areas):  

Set out the general requirements for proposals in the Expansion Areas including the 
need for a comprehensive Development Framework for the whole area and site 
specific Development Briefs. Policy EA2 requires the expansion areas to include 
effective measures to give priority to non-car modes of transport and good transport 
links to other areas. 
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40. Policy EA3 (Eastern Expansion Area):  

Contains the specific principles to guide development in the EEA including provision 
of a dedicated public transport route connecting the EEA with CMK through each 
phase of development prior to the occupation of development in that phase. The 
route should be capable of upgrading to mass transit characteristics as and when 
appropriate.  

 
41. Policy D1 (Impact of development on locality): 

Planning permission will be refused for developments that would be harmful from 
additional traffic generation, inadequate drainage, unacceptable visual intrusion or 
loss of privacy, sunlight and daylight, unacceptable pollution by noise, smell, light or 
other emissions, physical damage to the site and neighbouring property and 
inadequate access to and movement within the site. 

 
42. Policy D2a (urban design aspects of new development) 

Development proposals will be refused unless they meet a number of objectives that 
relate to character, continuity of street frontage and clearly defining public and private 
areas, delivering a quality public realm, encouraging ease of movement, achieving 
legibility, designing for adaptability and creating vitality.  

 
43. Policies T1, T2, T3,T4, T5, T9, T10, T15 and T17 (transport) 

The Local Plan refers to a transport user hierarchy with priority to be given to 
pedestrians, cyclists and users of public transport over other users. 

 
Supplementary Planning Guidance: 
 
44. Eastern Expansion Area Development Framework (Approved October 2005) 
 

This document provides the comprehensive development framework for the EEA, as 
required by Local Plan policy EA1. The EEADF advocates construction of City Streets 
rather than grid roads as the main north-south transport route through the EEA. The 
hallmark of the City Street concept is prioritization of movement on foot, by cycle and 
public transport over the car. Detailed design guidance for the City Street is not 
included in the EEADF and subsequent guidance was drawn up by MKC and MKP. 

 
45. Milton Keynes Council Parking Standards 
 

The standards specify maximum provisions for each of four zones within the 
Borough.  The application site falls within Zone 3 where the maximum number of 
spaces is specified depending on the size of the dwelling. This standard includes 
provision of 1 on-street visitor space per 4 dwellings.  

 
Brooklands Development Brief: 
 
46. The Brooklands Development Brief was approved by the MKP Planning Sub 

Committee on 14th August 2006 and establishes the key design principles for the 
development. The Brooklands Development Framework is based around a north-
south City Street with high density frontage development.  

 
Brooklands Design Code 1 
 
47. The first of two Brooklands Design Codes was approved in principle by the Planning 

Sub Committee at its meeting on the 18th March 2008 subject to meeting all highway 
requirements including an agreed position on the provision of a 0.5m buffer strip on 
the City Street. The Code is now being amended to meet all highway requirements 
and a 0.5m buffer strip has been provided, as detailed in this Phase 1 Infrastructure 
application.  
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48. The Code advances the principles set out in the approved Brooklands Development 

Brief including details for the City Street and a separate City Street Character Area. 
 
DEVELOPMENT ASSESSMENT 
 
49. The issues in the assessment of this planning application are: 
 
The City Street 
 
50. The adopted Milton Keynes Local Plan established the principle of the City Street 

within the expansion areas to encourage greater use of public transport, cycling and 
walking. This principle is carried forward in the Eastern Expansion Area Development 
Framework Document (EEADF), although detailed design is not included and 
subsequent guidance was drawn up by Officers of MKC and MKP.  The Brooklands 
Development Brief and Design Code 1 provide detailed design guidance on the City 
Street concept. These documents have been approved by the MKP Planning Sub 
Committee. 

 
51. Outline planning permission 06/00220/MKPCO was approved in August 2007 and 

included a City Street to serve the Brooklands development, in accordance with the 
Local Plan, EEADF, the approved Brooklands Development Brief and Design Code 1. 
The Transport Assessment submitted under 06/00220/MKPCO showed that the 
highest predicted flow for the Brooklands City Street would still be within capacity for 
the developments proposed within the EEA.    

 
52. The proposed alignment of the City Street within Brooklands varies slightly from that 

shown in the EEADF due to the exclusion of the Tollgate Cottage Site from the 
Brooklands outline application. This minor deviation was considered to be acceptable 
under application 06/00220/MKPCO and has been agreed as part of the Brooklands 
masterplan within the Development Brief and Design Code 1.  

 
53. The amended City Street details submitted under this Phase 1 Infrastructure 

application are now considered to be acceptable and in accordance with the 
approved Brooklands Development Brief and Design Code 1. Extensive discussions 
have taken place with key stakeholders, including MKC Highway Authority, in order to 
provide the required level of detail and ensure that issues of highway safety are 
adequately addressed in the proposals. In particular the 0.5m buffer strip between the 
Redway and on-street parking spaces, required by the Highway Authority for safety 
purposes, has now been included. Interim solutions are provided to ensure that a 
through route is still maintained during the various phases of construction.  

 
54. The Local Plan and EEADF indicate that the City Street should be capable of being 

upgraded to accommodate mass transit. MKC Highway Authority have advised that 
the form of City Street shown in the proposals is sufficient to accommodate current 
and potential future forms of mass transit.  The City Street proposals include bus 
stops at locations agreed within the Brooklands Development Brief. The stops are 
within a 400m walkable catchment of the majority of Brooklands housing. A bus stop 
is also provided outside the first primary school.  

 
55. Redways run the length of the City Street, which will be the main through-route for the 

Eastern Expansion Area. The A5130 will still be a through route but the City Street 
will have priority at its junctions. The A5130 will be subject to a 30mph speed limit.  
As part of the Broughton Gate development, a Redway has already been constructed 
alongside the A5130. This will allow easy pedestrian and cycle access to local 
facilities at Broughton Square and Kingston prior to the construction of Brooklands 
Square, the local centre to serve the EEA, which will not come forward until around 
2011 at the earliest.  
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56. Salford Road, leading to the village of Salford across the M1 Motorway, will remain as 
a through route although part of the longer term proposals for Brooklands is for the 
original route to lead off the City Street in a non-direct alignment to discourage rat-
running through Salford. The current Phase 1 proposals only include the junction with 
the A5130 area. There is already a condition on the outline consent to require details 
of temporary and long term measures for the realignment of the road to ensure 
minimum disruption and a similar condition can be attached for a full planning 
permission. 

 
On-Street parking and traffic calming 
 
57. The proposals for the first phase of road infrastructure at Brooklands include 

provision for on-street parking in the form of laybys. These will provide visitor parking 
for the housing to be developed in the adjoining parcels. On the basis of the approved 
densities for Brooklands, the applicants estimate that approximately 160 dwellings will 
front the City Street although the exact figure will only be confirmed once the 
reserved matters applications come forward.  

 
58. Under the MKC Parking standards of 1 visitor space per 4 dwellings this equates to a 

requirement for the Brooklands Phase 1 City Street of 40 on-street visitor spaces. 
The applicants have increased the amount of on-street parking originally proposed on 
the City Street from 48 spaces to 100 spaces which takes account of the Highway 
Authority and Urban Design comments. Spaces are well distributed along the length 
of the City Street in bays of 2-6 and still allow for plenty of verge planting. 

 
59. The applicants have also increased the amount of parking to be provided on the 

adjoining residential roads, including Broughton Grounds Lane, in accordance with 
the details set out in the approved Brooklands Design Code 1. 

 
60. The City Street will be subject to a 30mph speed limit and two large areas of raised 

table are proposed as traffic calming, one outside the primary school and one at the 
entrance to the EEA from the north. Adjoining streets proposed under this application 
will be designed to speeds of 20mph. Traffic calming measures include changes in 
surfacing and built-outs. 

 
Broughton Grounds Lane  
 
61. A number of representations have been made raising concerns about the impact of 

the proposals on Broughton Grounds Lane. It is an existing road which leads off the 
A5130 alongside Tollgate Cottage, across the M1 Motorway and towards Broughton 
Grounds Farm where a number of small businesses are located with farmed land 
surrounding. Between the junction with the A5130 and the motorway crossing the 
road varies in width from 6.1m to 4.9m. The carriageway is abutted by grassed verge 
on both sides with no footpath.  

 
62. The nature of the road will change as part of the Brooklands proposals from a country 

lane to a road with frontage residential development. A large proportion of the 
northern side of the lane will however abut the Brooklands Meadows linear park, as 
shown in the Development Framework plan in Appendix 2. The principle of 
Broughton Grounds Lane being part of the Brooklands development was agreed 
within the EEADF, application 06/00220/MKPCO and the approved Brooklands 
Development Brief. The Brooklands Design Code 1 recognises the lane uniquely as a 
street type in itself.  

 
63. Although not specifically addressed in the Brooklands Transport Assessment, the 

volume of existing traffic using Broughton Grounds Lane was considered by the MKC  
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Highway Authority to be well within the capacity of the City Street and the City Street 
junctions. The applicants have provided details of swept path manoeuvres to 
demonstrate that large refuse vehicles and HGV’s could adequately make the turn 
out of Broughton Grounds Lane onto the City Street even with the central medians 
proposed.    

 
64. Under the Phase 1 Infrastructure proposals the existing alignment of Broughton 

Grounds Lane would be retained but the road would be widened to a consistent 6m 
width, which will comfortably allow two vehicles to pass. Whilst the Highway Authority 
cannot prevent ad hoc on-street parking, the amount of lay-by parking within the lane 
has been maximised. Obstruction of vehicles using Broughton Grounds Lane is 
therefore unlikely to occur.      

 
65. In order to construct the Brooklands Ridge, the 9m high noise attenuation bund 

approved under application 06/00220/MKPCO, the developers will use Broughton 
Grounds Lane for construction traffic. This prevents the need for long haul routes 
across the agricultural land. As part of the conditions, MKP and MKC have been 
working closely with the developers to ensure that details of construction access 
points and wheel washing facilities are adequate to ensure as little disruption as 
possible to users of the lane. 

 
Drainage and Services 
 
66. Surface water run-off from the roads proposed as part of this application will drain into 

the proposed SUDS system, Brooklands Meadows, which is also part of the linear 
parkland shown on the Development Framework Plan at Appendix 2. The IDB have 
requested information to ensure that this additional drainage will not compromise the 
flood capacity of the SUDS system. The applicant has now provided this information 
and whilst the IDB is satisfied that there is capacity in the planned SUDS system for 
the drainage from the road they have concerns about the design of the SUDS and in 
particular how access for maintenance will be secured. Brooklands Meadows will be 
the subject of separate planning application but the applicants have now provided the 
IDB with a sketch proposal to show how their concerns could be met and there are 
ongoing discussions with the IDB to ensure that the SUDS area will work. 

 
67. Services are proposed to be provided under the Redway along the City Street. This 

avoids the need for further grassed verge, additional width to the City Street and 
allows for high density frontage development. MKP are liaising with utility providers to 
ensure timing of provision is co-ordinated. 

 
Landscaping  
 
68. Detailed street landscape proposals have been submitted with the application. This 

provides for tree lined streets, including a boulevard type effect down the City Street. 
Further work is required on the details of landscaping to ensure that it is consistent 
with the details within the approved Brooklands Design Code 1. This work can be 
dealt with by a landscaping condition. 

 
CONCLUSION 
 
69. The application provides the details to deliver the first phase of road infrastructure at 

Brooklands, thereby allowing delivery of the first housing. The proposals have been 
amended with additional information provided to take account of the concerns of the 
MKC Highway Authority, the Internal Drainage Board and other key stakeholders. 

  
70. The application has been assessed on its individual merits and against relevant 

material considerations as set out in the report. The proposal is considered to be 
consistent with the relevant policy guidance at the national, regional and local level, 
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consistent with the Outline Approval 06/00220/MKPCO and the details within the 
approved Brooklands Development Brief and Design Code 1.  

 
RECOMMENDATION 
 
71. It is recommended that the MKP Planning Sub-Committee resolve to: 
 

APPROVE the Brooklands Phase 1 Infrastructure application (08/00583/MKPC) 
subject to the conditions attached at Appendix 5 to this report and for the 
reason set out above. 
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Appendix 1 
Statement of Community Involvement 
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Appendix 2 
Brooklands Phase 1 Infrastructure in context of Brooklands Development  
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Appendix 3 

Brooklands Phase 1 Infrastructure Proposals  
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Appendix 4 
Consultation Responses 

 
 
Consultee Consultation Response MKP Response 
MKC Highways The proposals have been the subject of extensive discussions 

between the applicants and the Highway Authority. The 
Highway Authority requested a number of amendments to the 
application and further details which included: 
• Details of drainage, street lighting, signage, road 

markings, construction details and specifications and 
street trees. 
Details of building positions and/or entrances that will 
determine the amount of required on-street parking and 
necessary pedestrian provision. Despite this level of 
parking on the City Street is too low and will lead to 
inappropriate parking on the City Street and nearby side 
streets. 

• Drawings are marked draft or preliminary. 
• Need provision of the 0.5 strip separating the Redway 

from layby parking which has been raised as a safety 
audit concern.  

• Proposed bus stop provision, including space for the 
shelter and proximity to Redway and carriageway is 
unacceptable.  

• Realignment of the Broughton Grounds Lane junction with 
the City Street (southern section) so that there would be a 
non-direct crossing of the City Street.  

• Provision of traffic calming on adjoining roads to the City 
Street. 

The amended proposals are now considered to be 
acceptable. 

The applicants have now addressed the concerns of 
Highway Authority as shown in the drawings attached 
at Appendix3.  

Highways Agency Do not consider that the proposal will adversely affect the M1 
motorway and do not wish to comment further. 

Noted.  
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Environment Agency Ave no objection to the development as submitted. Make 
advisory comments about the need to consult with the Internal 
Drainage Board, as surface water from the development will 
discharge into their watercourses. Also advice about 
contamination and pollutants.   

The IDB have been consulted as per their comments 
set out below. A copy of the Environment Agency’s 
advice has been passed to the developer. 

Natural England Have no objection as the proposed plans are not near any 
Site of Special Scientific Interest (SSSI). Note that the issue of 
Great Crested Newts has been dealt with under a separate 
planning application and subsequent to that licences have 
been issued by Natural England. Therefore have no additional 
comments to make with regard to protected species. 

Noted. 

Buckingham and River 
Ouzel Internal Drainage 
Board 

Although a general drainage strategy has been proposed, no 
details have yet been submitted or approved. Need to see a 
definite drainage link from the highways to the SUDS area, 
Brooklands Meadows and understand the impact of the roads 
on the capacity of the SUDS. Also need to ensure the ditch at 
Broughton Grounds Lane will be at a sufficient off set from the 
new road alignment so enable access for maintenance. 
 

The applicants have submitted the additional drainage 
information required by the IDB. They are now satisfied 
that the surface water run-off from the roads can be 
accommodated within the capacity of the SUDS system 
but have concerns about the design of the SUDS 
including access for maintenance. The SUDS will form 
part of a separate application for the Brooklands 
Meadows. The applicants have submitted a sketch to 
the IDB which appears to demonstrate that the 
maintenance issue can be overcome and there are 
ongoing discussions with the IDB to resolve the design 
of this area, which will be subject to separate approval 
under a future planning application. 

Bedfordshire County Council The only impact the proposal will have on the highways within 
Bedfordshire is in relation to Salford Road which runs between 
the A5130 and the village of Salford.  
The western end of the Salford Road will eventually be 
subsumed into the infrastructure within Brooklands but the 
submitted drawings do not show the final arrangements. An 
interim arrangement has been shown which assumes that the 
road will remain open for traffic in the immediate future. 
In order to minimise the impact of heavy commercial vehicles 
in Salford village and avoid the need for those HGV’s which 
currently access Salford Road from the A5130 to travel 

As shown in the Brooklands Development Framework 
plan at Appendix 2, the existing Salford Road will 
eventually be subsumed as part of the City Street 
although the original link across the motorway towards 
the village of Salford will still remain. The Phase 1 
Infrastructure proposals only involve reconstructing the 
existing junction area where Salford Road meets the 
A5130 as City Street. The existing Salford Road would 
then continue onwards towards the Motorway crossing. 
The second phase of infrastructure, which will include 
the southern part of the City Street through Brooklands 
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through Salford village, Beds CC would wish Salford Road to 
remain open to traffic, so far as is reasonably practicable, 
throughout the construction period for the subsequent phases 
of development.  
Do not object to the granting of planning permission and 
recommend an informative be added to the planning consent 
regarding the need to keep Salford Road, a public highway, 
open. 

and the complete realignment of Salford Road will be 
submitted at a later date.  
A condition of the outline planning permission states 
that no development on any Development Parcel within 
a Phase that affects the re-alignment of Salford Road 
shall commence until details of temporary and long-term 
measures for the re-alignment of Salford Road which 
ensure continuity of highway provision and the 
coordinated construction of the realigned route and the 
treatment of the existing route have been submitted to 
and approved in writing by the Local Planning Authority.  
Salford Road will therefore remain open to traffic during 
all phases of Brooklands construction. 

Mid Beds District Council Raise no objections to the principle of development. Noted. 

Anglian Water Are keen to support the spatial planning process across the 
region. Recommend a number of informatives regarding the 
need to take into account Anglian Waters assets close to or 
crossing the site, the need for water efficiency, the possibility 
of an appropriate contribution towards offsite mains, 
connecting to the foul sewerage system, the need to consult 
with the Environment Agency and that foul drainage will be 
dealt with at Cotton Valley Sewage Treatment Works. 

A copy of Anglian Waters advice has been passed to 
the developer. 

MKC Landscape Street tree planting is generally good but there are 
inconsistencies with the Brooklands Design Code 1 and 
information is required on tree planting distances. 
The planting approach for crossing points is too ornamental 
and fussy and the species selected will not be suitable for 
their context and soil type. Suitable species must be used with 
less species (not numbers) within each area to give stronger 
visual impact and ease of maintenance.  
The street tree pits details are acceptable but require the soil 
specification annotated on the drawing.  

Amended plans have been submitted to deal with the 
landscape officers comments although further detailed 
work is required and this can be dealt with by condition. 
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MKC Archaeology There are identified areas of archaeological importance within 
the areas of the proposed scheme. These areas will require 
mitigation by archaeological excavation to a scheme agreed 
with MKC. This can be dealt with by an appropriate condition. 

Noted. 

MKC Urban Design • Not enough parking is shown on the City Street, 
particularly as densities are highest along the City Street 
and hence parking is most needed in this location. Also it 
has been shown on numerous occasions in MK that this is 
where people prefer to park – so why not provide it? 
Parking should be provided where technically possible 
providing it fits with the 3-6 spaces requirement. Parking 
should also be shown along the Boulevard. 

• There only seems to be one small location where no 
central median is shown. Continual medians encourage 
higher speeds and make the crossing even wider, reducing 
enclosure and encouraging further speed. There should be 
more areas of City Street where no median is shown to 
utilise the variety of cross sections in the MKC City Street 
Design Guidance. 

• The applicants Design and Access Statement says that the 
City Street will be narrowed at junctions with side streets 
to help with traffic calming but this is not evident on the 
drawings. 

• What is the nature of traffic calming down the City Street 
and ancillary roads? The only form of traffic calming 
appears to be a large raised table midway along its 
length. 

• Why is a parallel slip road not provided outside the school 
where drop off parking could be provided? In this way the 
school could be provided closer to the City Street frontage 
thereby creating a stronger frontage. 

• The applicants have amended the application to 
increase the number of on-street parking spaces 
on the City Street from 48 spaces to 100 spaces in 
blocks of 3-6 spaces with further spaces provided 
on the proposed side streets.  

• The MKC Highway Authority consider the medians 
to be acceptable. The medians will help to create a 
tree lined boulevard effect down the City Street. 
There will be a 30mph speed limit imposed on the 
City Street. 

• The pre-application proposals were for narrowings 
at junctions but this did not meet with MKC 
Highway Authority advice.  

• It was agreed with the Highway Authority that traffic 
calming, in the form of a 30mph speed limit, and 
raised tables would be adequate on the City Street. 
Once further raised table has been added at the 
northern end where the City Street starts. It should 
also be borne in mind that layby parking and 
frequent side street junctions will also help to slow 
traffic. 

• The allocated primary school site will be transferred 
to MKC as a serviced site, as required by the 
Brooklands Section 106 Agreement. The developer 
has no obligation to provide any additional land for 
the school so MKC will need to provide space for 
parking within the school site, off the City Street.  

MK Forum MK Forum has deeply held concerns about the concept of City 
Streets and supports the recent call of MKC for a review of the 
evidence base of this concept. The Forum believes that the 
detail presented to date has not demonstrated the safety of 

The Forum has raised issues around the City Street 
including the concept, safety, capacity and ability to 
upgrade to a mass transit system. These issues are 
dealt with under the Development Assessment section 
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the city streets and it is not convinced about the 
assumptions used for the traffic assessments submitted as 
part of the Outline Planning Application for the EEA. 
 
The concept of a public transport spine running through the 
centre of the WEA, to trigger the delivery of high quality public 
transport capable of being upgraded to mass transit, is 
strongly supported by the Forum. 
 
We are concerned that the form of the city street now 
proposed will be unable to deliver, in the words of the Local 
Plan Inspector, “the sort of seismic shift in modal choice 
implicit in the Local Plan.”  (Inspector’s letter to Milton 
Keynes Council, chapter 12, para. 12.0.9) 
 
The development frameworks point out that the internal city 
streets are also required, in part, to perform the function of 
external grid roads and need to accommodate high traffic 
volumes.  Recently the Council’s Highways Development 
Control has advised Forum that, certain sections of city streets 
will have to accommodate predicted traffic flows as high as 
1700vph.  Flows this high are certainly on the margin of what 
a 7.3 metre wide two way vehicular carriageway within a city 
street can accommodate, and would require unobstructed and 
non traffic calmed street characteristics.  As you appreciate, it 
is not essentially a question of whether the street can just 
about cope with the high traffic volumes now predicted, but 
whether it is sensible to have such a busy road through the 
centre of a residential area (the idea of it being the public 
transport route is fine).  We are sure it will not be long before 
the new residents start complaining about the amount of 
traffic. 
 
Interestingly, the developers themselves express concern in 
the WEA road codes, drawing attention to “an unwanted 

of this report.  
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consequence of the agreed alignment [of the city street] is that 
it is likely to encourage fast traffic [through the centre of a 
densely populated residential area]”. 
 
Nevertheless, the principle (but not the specific detail) of city 
streets is approved planning policy and in any event, 
development proposals, particularly in the EEA, have 
progressed beyond the point such that it is no longer 
practicable to review that principle.  All that can now be done 
is to agree a form of city street design that best addresses the 
now known traffic and public transport requirements, and the 
safety of pedestrians and cyclists. 
 
The public consultation draft EEADF proposed a segregated 
public transport route within the city street and included 
illustrations of the form of the city street, to show how this 
would work.  The MK Council is the plan making authority and 
its final approved EEADF variously describes the public 
transport route as segregated (para 5.2.6) and dedicated 
(para 5.3.1).  Clearly a segregated route can also be a 
dedicated route.  No illustrations are included in the EEADF 
approved by the Council, to illustrate the form of the city street 
intended.  In order to clarify matters, the Council’s Chief 
Highways and Transport Engineer, issued Officer guidance to 
MKP Planning Sub at its meeting on 25th April 2006 to 
illustrate the nature of the city streets and the public transport 
routes contained within.  MKP Planning Sub was 
recommended to endorse this guidance, but after lengthy 
debate chose merely to note the recommendation (Minute 
9.12 refers). 
 
It was originally intended that specific guidance on the city 
streets would be approved as part of the Development 
Framework approval process, but that did not happen and 
hence the Council, both as the local plan making and the local 
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highway authority is not formally aware, and has not formally 
approved, this current city street guidance. 
 
What is clear is the Local Plan and Development Framework 
policy, which states that in upgrading to mass transit 
characteristics, “the route must be designed so that it can 
be adapted to offer a form of vehicle guidance in the 
future”.  As you know, we have written to the Council’s Head 
of Planning and Transport, seeking clarification of the work 
done to determine that these policy conditions can be 
satisfied, and asking whether Forum can view this work, but to 
date no reply has been received. 
 
We were prompted to ask for this information by the statement 
in the Development Brief. 
 

“The exact nature and form of the PTS which is 
also referred to as a ‘City Street’, is currently being 
examined in conjunction with MKC and MKP to 
determine how public transport priority measures 
can be accommodated so that these are capable 
of being upgraded to dedicated routes in the 
future.” 

 
The form of the city street illustrated in the reserved matters 
planning application is identical to that illustrated in the Officer 
guidance and is shown in the sections A-A and B-B at Annex 
A to this letter. 
 
The transport assessment accompanying the outline planning 
application, describes this arrangement as a ‘busway’, which 
is what it is, and not route capable of easily being adapted to 
mass transit characteristics.  It may be that the street 
illustrated in section A-A could be expensively redesigned to 
mass transit characteristics, within the total street space 
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available, but the width of the narrowed down city street, 
section B-B, is too narrow to accommodate a vehicle guided 
mass transit route and at the same time cater for the predicted 
volume of general road traffic.  The characteristics of mass 
transit routeing and junction layouts are simply different to 
those of buses, and in any event vehicular traffic will disrupt 
public transport and visa versa. 
 
It is interesting to note that concept of the city street (see 
Annex B) originally proposed by the consultants was a 
segregated route.  This segregated proposal, rather than the 
city street illustrated in Officer guidance and in this reserved 
matters application, is also the solution favoured by Geoff Key 
in his 2007 Transport Strategy Review (TSR).  The TSR 
points out that ‘segregated routes maintain short public 
transport journey times and provide protection from the 
disruptive effects of general road traffic’. 
 
A further beauty of the original concept is that by providing a 
segregated public transport route along the same street, it is 
possible to calm the two way general traffic road, whilst 
allowing the public transport corridor to be free of obstructions 
and sharp changes of level.  Albeit with some difficulty, buses 
can cope with traffic calming, but advanced guided public 
transport cannot. 
 
The original concept best addresses pedestrian movement 
and safety.  A city street, like any arterial street, is a 
formidable barrier to cross.  In the present city street design 
(section B-B) pedestrians have to cross a 13.5 metre wide 
carriageway of 4 lanes of traffic, without the help of a central 
median. 
 
In the original (boulevard style) city street concept, the scale 
of the street was broken down enabling crossing movements 
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to proceed between the pedestrian public realms either side, 
in two or even three stages, utilising the central realm.  The 
ability to cross in this way is particularly helpful for older 
people and those who cannot move quickly.  Hence for ease 
of pedestrian movement, the original concept is clearly 
superior to the form of city street now proposed. 
 
In conclusion, it is clear that the whilst the form of the ‘city 
street’ illustrated in this reserved matters planning application 
follows Officer guidance, it fails to satisfy Local Plan and 
Development Framework policy, that in upgrading to mass 
transit characteristics, “the route must be designed so that 
it can be adapted to offer a form of vehicle guidance in 
the future”.  Hence, because it fails to satisfy planning policy, 
the application should not be approved in its present form. 
 
Forum recommends that the contents of this letter are drawn 
to the immediate attention of the applicant and that the 
applicant be asked to resubmit proposals that accord with 
approved planning policy. 
 

Hulcote and Salford Parish 
Council 

The A5130 is used as the access road to the quarry at 
Whitsundoles Farm in Broughton Road, Salford. This is the 
only  access route. Therefore we are concerned that any 
changes to the road will not impact on its use by HGV’s. There 
is a weight limit through Salford and HGV’s must not be re-
routed through Salford. 

See response to Bedfordshire County Council set out 
above in the table. 
In addition, MKP and MKC Officers have previously 
met with Officers from Bedfordshire County Council to 
discuss traffic movements from the quarry and 
Whitsundoles Farm. Beds CC have advised that the 
final land extraction will be complete within 5 years 
which is roughly when the second phase, final works to 
realign Salford Road should take place. Until this time 
HGV’s will still be able to use Salford Road to connect 
with the A5130, rather than directing through the village 
of Salford.  
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Appendix 5 
Suggested Conditions 

___________________________________________________________________ 
 
1. The development hereby permitted shall be begun not later than three years from the 

date of this permission. 
 

Reason: To comply with section 51 of the Planning and Compulsory Purchase Act 
2004. 

 
2. The development shall be carried out fully in accordance with the plans hereby 

approved and listed in the attached plan schedule unless otherwise agreed in writing 
by the Local Planning Authority.  

  
Reason: To ensure that the Local Planning Authority can exercise proper authority 
over and assure quality in the development.  

 
3. No development shall take place until details of the phasing programme for 

construction of the infrastructure approved under this application has been submitted 
to and approved in writing by the Local Planning Authority. The programme of works 
for each phase shall include details of how interim scenarios, including those as 
shown on the approved drawings, will ensure continuity of highway provision during 
and after construction of each phase. All development will be in accordance with the 
approved phasing programme. 

 
Reason: In order to minimise danger, obstruction and inconvenience to users of the 
highway and of the development. 

 
4. Full details of the disposal of surface water from the highway shall be submitted to 

and approved in writing by the Local Planning Authority and the approved scheme 
shall be fully implemented concurrently with the development hereby approved.  

 
Reason: To ensure satisfactory drainage of the highway. 

 
5. The development shall not begin until full details of the setting out and construction of 

the Phase 1 Infrastructure roads, footways and associated works have been 
approved in writing by the Local Planning Authority. All development shall be 
undertaken in accordance with the approved details. 

  
Reason: In order to minimise danger, obstruction and inconvenience to users of the 
highway and of the development. 

 
6. None of the roads or footways approved under this application shall be opened to 

vehicular traffic for public use until the Local Planning Authority has confirmed in 
writing that they have been laid out and constructed in accordance with the approved 
details and all necessary traffic orders and associated road markings and signs are in 
place. 

 
Reason: In order to minimise danger, obstruction and inconvenience to users of the 
highway and of the development. 

 
7. No development shall take place until details of the bus shelters to be provided in 

locations shown on the approved drawings have been submitted to and approved in 
writing by the Local Planning Authority. The bus shelters shall be provided in 
accordance with the approved details concurrently with the provision of the bus stops.  

 
Reason: In order to ensure that appropriate facilities are provided for a bus service to 
serve the Eastern Expansion Area. 
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8. A landscaping scheme, which shall include provision for the planting of trees and 

shrubs, shall be submitted to and approved by the Local Planning Authority. The 
scheme shall show the numbers, types and sizes of trees and shrubs to be planted 
and their location in relation to the proposed roads, footpaths and drains shall be 
submitted for approval by the Local Planning Authority.  All planting in accordance 
with the approved scheme shall be carried out within twelve months of 
commencement of each phase of the development.  Any trees or shrubs removed, 
dying, severely damaged or diseased within two years of planting shall be replaced in 
the next planting season with trees or shrubs of such size and species as may be 
agreed by the Local Planning Authority.  

 
Reason: To minimise the effect of development on the area. 

 
9. No development shall take place within the site until the applicant has secured the 

implementation of a programme of archaeological work in accordance with a written 
scheme of investigation which has been submitted to and approved in writing by the 
Local Planning Authority. Two copies of the written scheme of investigation must be 
submitted. 

  
Reason: To ensure that a proper record is produced and maintained of any 
archaeology affected by the development pursuant to PPG16 Archaeology and 
Planning. 


	 
	Address:
	Consultee



