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1.0 INTRODUCTION AND SUMMARY 
1.1 This Planning Statement accompanies a planning application for the redevelopment of the Agora Centre 

and Agora car park, Church Street, Wolverton, Milton Keynes.  

1.2 The planning application has been submitted by TOWN on behalf of Love Wolverton Ltd, which completed 

the acquisition of the Agora Centre in April 2019. The client and most of the project team have extensive 

experience working together, most notably at Marmalade Lane, Cambridge which in June 2019 won a RIBA 

National Award and the 2020 RTPI Silver Jubilee Cup for national Project of the Year. 

1.3 The application seeks full planning permission for: 

1.4 “Redevelopment of the site of the Agora Centre, Wolverton and adjacent car park to provide 115 new 

homes (Use Class C3) and Cohousing Common House, 9 ground floor commercial and community units 

comprising approximately 1,000 sqm (Use Classes E, F2(b) and Sui Generis); the reinstatement of 

Radcliffe Street between Church Street and Buckingham Street / The Square; together with associated 

areas of hard and soft landscaping, car and cycle parking, means of access and plant and equipment.” 

Existing Site Plan 

 

1.5 The 1.3ha site is located within Wolverton Conversation Area, and is accessed from Church Street to the 

north, St George’s Way to the east and Buckingham Street to the south. It comprises the vacant Agora 
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Centre, owned by Love Wolverton Ltd which occupies the western half of the site, and a surface level car 

park in the eastern part of the site. Milton Keynes Council own the freehold of the car park which is leased 

to Love Wolverton Ltd.   

1.6 Wolverton is a historic railway town, located equidistant between London and Birmingham on the mainline 

railway which led to its expansion by London and North Western Railway Company (LNWR) in the 

nineteenth century. It has a strong Victorian character owing to its distinctive historic grid street layout, 

and typically 2 to 3 storey red-brick terraced properties. Laid out by the LNWR, the street pattern is a tight 

network of streets with connecting rear lanes positioned between back gardens.  

1.7 The Agora Centre was built in c.1976-1979 by Milton Keynes Development Corporation, as part of the 

development of Milton Keynes New Town. It was designed to combine retail, leisure and commercial uses 

within a single building, but in doing so it erased the Victorian street pattern of this part of Wolverton and 

has acted ever since as a barrier to movement between the two key retail areas of Church Street to the 

north and the Square/Buckingham Street to the south. Since it opened in 1979, the Agora Centre arguably 

never fulfilled its aims, succeeded in attracting the mix of uses it sought, or traded at a profit. 

1.8 The Agora has long been earmarked for redevelopment by Milton Keynes Council (MKC) through the Agora 

Development Brief SPD (September 2013) as well as by the local community through the Wolverton 

Neighbourhood Plan (2015) and is allocated for mixed-use development in Plan:MK (2019). Importantly, the 

redevelopment of the Agora also features in the MKC Council Plan 2016-2022 – the only regeneration 

project to do so. 

1.9 The site has a planning application history also supporting its demolition and redevelopment.  In March 

2016, planning permission was granted for the wholesale redevelopment of the site (ref. 15/00913/FUL). The 

application, on behalf of Brickhill Estates, sought permission for 100 residential units and over 3,000 sqm of 

large-floorplate retail space. Ultimately, the permission was not built out as it was deemed unviable before 

it lapsed in March 2019.   

1.10 On 20th December 2019, MKC approved a planning application by Love Wolverton Ltd for the demolition of 

the Agora Centre (application ref. 19/02989/CON). The application was submitted at the behest of local 

residents and stakeholders within the Agora Regeneration Stakeholder group1 who both pledged support 

to the submission of the application. Since then, we have undertaken a tender process for the demolition 

contract and are in further discussions with a leading candidate. 

1.11 In November 2019, Milton Keynes Council agreed in principle to support the redevelopment of the Agora 

through the funding and delivery of highway and public realm works in Wolverton town centre. This 

includes a one-way system covering part of Church Street and Radcliffe Street, improvements to St 

                                                
1 See Statement of Community Involvement for a full explanation of the purpose and contribution of this group to the scheme. 
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George’s Way Car Park and a public convenience. The decision also comes as a result of the comments 

and views expressed by the Agora Stakeholder Group. This proposed complementary investment is 

welcome, but the application scheme does not rely on it. 

1.12 The proposed scheme will be a mixed-use development, comprising 115 homes alongside approximately 

1,000 sqm of community and commercial space. The range of community and commercial space will 

create employment opportunities for micro and SMEs.  

Illustrative Masterplan 

 

1.13 The proposed scheme has been subject to pre-application engagement with MKC as well as extensive 

stakeholder and community engagement, as summarised in the Statement of Community Involvement, 

and aims to deliver the objectives as set out in the Wolverton Neighbourhood Plan and site-specific SPD. 

1.14 The wide-ranging regeneration benefits of the scheme include: 

Heritage & Placemaking 

• Demolition of The Agora Centre, a detracting feature of the townscape and Conservation Area and the 

reinstatement of Radcliffe Street, unifying the town centre and conservation area once again.  

• Substantial enhancement of Wolverton Conservation Area and nearby listed buildings through 

sensitive and respectful development, designed by award-winning architects Mikhail Riches and Mole, 

which echoes the strong red-brick character of the town. 
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Town Centre and Retail 

• Contributing to the mixed-use vitality of the local area through the introduction of active commercial 

uses on the south side of Church Street, the reinstated Radcliffe Street and onto the Square; 

• Creating a mix of modern commercial units on the ground floor providing opportunities for micro and 

SMEs as well as established retailers; 

• Provision under a Section 106 Agreement of a long-leasehold community unit for occupation and 

management by a local social enterprise which is proposing to provide training and employment 

opportunities for young people, with a shorter-term complementary use as a space for homeworkers; 

• New food and beverage focused units which will enable activity to ‘spill out’ onto the Square and the 

new Pocket Park to the south of Block E; 

• Public realm improvements to Church Street including new bus stop arrangements and formalised 

parking. 

• Separately, and subject to separate approvals, a new one-way treatment of Church Street and 

provision of a new town centre car park on St George’s Way to replace the Agora Centre car park. 

Milton Keynes Council is the lead organisation for the planning, delivery and funding of this facility. 

New Homes and Jobs 

• Re-use of a brownfield site in Wolverton town centre; 

• Delivering a range of much-needed new market and affordable housing, from 1-bedroom apartments 

to 4-bedroom family houses, designed and built to the highest standards of amenity; 

• Delivering a cohousing scheme of 29 dwellings, and associated community facilities including a 

‘Common House’, for a group of older people who wish to live as an intentional community; 

• Communal gardens within each of the development blocks to encourage community development and 

shared social capital similar to TOWN’s Marmalade Lane scheme.  

• Creating additional jobs during construction and from associated resident and occupier expenditure.  

1.15 Overall, the proposed development will deliver the long overdue regeneration and revitalisation of the 

predominant site within Wolverton town centre, as identified in the Wolverton Neighbourhood Plan, Agora 

Development Brief SPD and Plan:MK. It will realise the objectives of these policy and guidance documents, 

in addition to those raised by the community through the extensive engagement activities to provide wide 

reaching benefits. 

1.16 This planning statement sets out a description of the site and its planning history; describes the evolution 

of the scheme through pre-application engagement; provides a full description of the proposed 
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development; sets out the national and local planning context; and discusses material planning 

considerations including the economic, environmental and social benefits of the proposed scheme.  

1.17 The scope of the application has been discussed and agreed during the pre-application process with MKC, 

and is set out in Table 1 below. A schedule of drawings submitted is at Appendix 1. 

Table 1 - Application 

Document Author 
Correct fee supplied TOWN 
Application Form TOWN 
Ownership certificate & Agricultural holdings certificate TOWN 
Application drawings, specifically –  

- Location Plan 
- Site/Block Plan 
- Existing and Proposed Floor Plans 
- Existing and Proposed Roof Plans 
- Existing and Proposed Site Sections, Finished Floor Levels and 

Site Levels 

Mikhail Riches 
Architects and Mole 
Architects 

Planning Statement, including Planning Obligations/S106 – Draft Heads of 
Terms, Economic Statement 

TOWN 

Design & Access Statement, including Photographs and Photomontages, 
Daylight/Sunlight Assessment. Landscape Design Statement, and 
Schedule of External Materials 

TOWN with Urbed, 
Mikhail Riches and Mole, 
Darc Studio 

Housing Statement & Accommodation Schedule TOWN 
Air Quality Assessment CERC 
Biodiversity Survey and Reports, including Biodiversity Impact 
Assessment Metric 

Hopkins Ecology 

Construction and Demolition Management 
 Plan, including Construction Waste Plan 

The contractor 
discharge this as a pre-
commencement 
planning condition.  

Flood Risk Assessment and Drainage Assessment Civic Engineers 
Heritage Statement, including Archaeology Iceni 
Land Contamination Assessment and Survey GEA 
Landscaping Details Urbed 
Lighting Assessment Max Fordham 
Noise Impact Assessment Max Fordham 

Statement of Community Involvement TOWN with Imagine 
Places 

Sustainability Appraisal and Energy Assessment Max Fordham 
Transport Assessments and Travel Plans, including Parking 
Assessment/Plan, Tracking Diagrams/Visibility Splays and Site Waste 
Management Plan 

Civic Engineers 

Tree Survey/Arboricultural Statement Lightwoods Green 

Ventilation/Extraction Equipment Details Mikhail Riches/Mole with 
Max Fordham 
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Viability Assessment Savills 
Windows and Door Details  Mikhail Riches and Mole 

REPORT STRUCTURE 

1.18 This Statement provides: 

• Section 2: a description of the Site and its relationship with the neighbouring area; 

• Section 3: background to the application, overview of planning history and stakeholder and 

community engagement; 

• Section 4: a description of the proposal; 

• Section 5: a summary of the planning policy context; 

• Section 6: an appraisal of the main policy issues relating to the proposal;  

• Section 7: planning obligations; 

• Section 8: economic statement; and  

• Section 9: conclusions. 
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2.0 THE SITE AND SURROUNDINGS 
THE SITE 

2.1 The site comprises 1.3ha of brownfield land in Wolverton town centre, and is accessed from Church Street 

and Buckingham Street. It is located within Milton Keynes (unitary) Council area. 

The Agora Centre 

 

2.2 The site contains the Agora Centre, its servicing area, hard landscape and the adjacent surface level car 

park. It is bounded by Church Street which runs east-west along the northern boundary of the site, St 

George’s Way which runs north-south along the eastern boundary and the rears of residential properties 

on Buckingham Street itself which runs east-west along the southern boundary of the site. To the west is a 

block of terraced housing fronting onto Buckingham Street and Church Street, and is demarcated by a 

lane providing access to back gardens.  

2.3 The car park is an area of hardstanding which provides approximately 120 spaces and is positioned 

around a group of mature trees. The car park is for users of the Agora only, previously restricted to two 

hours, but since its closure is used by users of the town centre.  To the south of the Agora Centre and 

north of Market Square is Buckingham Street, part of the carriageway is included within the site. 

2.4 The site is located in Flood Zone 1. It contains a number of trees which are protected by a Tree Preservation 

Order, including a group of London Plane trees on the corner of Church Street and further trees within the 

car park. 



LOVE WOLVERTON            PLANNING AND ECONOMIC STATEMENT
  

Pg 8/76            wearetown.co.uk 
 

2.5 There are no listed buildings within the site boundary, although the site contributes to the setting of the 

nearby Grade II* Church of St George The Martyr which is located to the immediate south of the car park. 

There are a number of other listed buildings within the surrounding area, including the Grade II Former St 

Georges Institute and Sunday School, now Kings Church Community Centre on Church Street, and the 

Grade II Wolverton War Memorial Cross in The Square to the south of the site. The site itself is located within 

Wolverton Conversation Area.  

2.6 The site previously contained the substantial Wolverton Science and Art Institute (pictured below) for 

railway workers at the eastern end of the site2, located between the Grade II Listed Former St Georges 

Institute and Sunday School and the Grade II* Listed St George the Martyr. Built in 1864, it contained 12 

classrooms, a library, auditorium and theatre. Before the building was destroyed by a fire in the 1960s, it 

was also used for evening classes. 

Former Wolverton Science and Art Institute 

 

2.7 Topographically, the site rises from its lowest point on Church Street to its highest point on Buckingham 

Street. 

                                                
2 https://www.livingarchive.org.uk/content/local-history/areas/wolverton/the-science-and-art-institute 
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THE SURROUNDINGS 

2.8 The surrounding area has a strong Victorian character owing to the distinctive historic street pattern and 

predominantly 2 to 3 storey terraced properties. Laid out by the LNWR, the street pattern is a tight network 

of streets with back lanes located between back gardens.  

2.9 To the north of the site is Church Street, and Stratford Road beyond connected via Radcliffe Street. Church 

Street is occupied by a variety of retail, residential and community uses with building heights ranging 

between 2-3 storeys. Further north is Stratford Road which offers further retail uses, in addition to a 

pedestrian entrance to the Tesco supermarket located further north. 

A Wolverton ‘Little Street’ 

 

2.10 To the east of the site is the Grade II* St George the Martyr Church, St George’s Way Estate, a housing 

estate with surface level car parking and Glyn Square – a low-density retail centre including an Asda 

supermarket with another surface level car park fronting onto Creed Street. Wolverton Train Station is 
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located 0.4 miles (eight minutes’ walk) to the north-east of the site, and provides direct connections to 

Milton Keynes (4 mins), London Euston (45 mins) and Birmingham (1hr 10 mins) 

2.11! Buckingham Street forms the southern site boundary and further south is the Market Square, a 

pedestrianised square containing the Wolverton War Memorial Cross and overlooked by retail and 

commercial units including Foundation House, a community-ran centre. The development of the Agora 

severed the connection between the retail uses on Church Street and within Market Square. Beyond this, 

and to the west, the tight street grid pattern continues with Aylesbury Street and Western Road/Green 

Lane allowing east-west movement.  

Historic Map (1970) showing original street layout prior to the development of the Agora 
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3.0 BACKGROUND, PLANNING HISTORY AND ENGAGEMENT 
THE AGORA CENTRE 

3.1 The 4,300 sqm Agora Centre is a former retail centre which is sited at a 45-degree angle to the wider 

Victorian street grid. It was constructed between 1976 and 1979 by the Milton Keynes Development 

Corporation on an area of Radcliffe Street which resulted in the removal of the road, severing of the 

traditional street pattern, and the demolition of terraced housing and shops along Radcliffe Street and the 

south-side of Church Street. Its construction led to separating of the two main town centre shopping 

areas, Church Street and Market Square and created a visual barrier to and as a result completely altered 

the character of the heart of the town.  

3.2 The development provided a covered market, leisure facilities and associated car park, and is organised 

around a central square covered space which is two-three storeys high, flanked by one-two storey 

rectangular elements with projections for entrances and external staircases. There are approximately 60 

retail units within the Centre. The roofs are generally flat, whilst the roof over the central space has pitched 

edges around the roof. There are two pedestrian routes around the eastern and western perimeter, with 

an area used for markets fronting onto Church Street and nearby bus shelter.  

3.3 In contrast with many modern buildings across MK, the Agora was never successful in meeting its brief to 

provide a thriving leisure, retail and office hub in the centre of Wolverton. As explained in the 

accompanying Heritage Statement, The Agora Centre ‘experiment’ - noted in Building Design article 

appended to the Heritage Statement - failed environmentally, socially and economically.  

3.4 Environmentally, the Agora has a considerably negative effect on Wolverton due to the building orientation 

at an angle to the historic street pattern in turn severing the town centre and presenting blank facades as 

well as the unorthodox massing for Wolverton.  

3.5 Socially, it had some success as a Roller-Skating Rink and these events are fondly remembered by 

participants, but the Agora is largely disliked by the majority of the local community.  

3.6 Lastly, economically the building was doomed to failure from conception due to the lack of demand for 

additional retail in Wolverton; the costs associated with heating and lighting the central space made it 

quickly unviable to operate coupled with high running costs and management difficulties caused by the 

combination of uses. It is now a financial liability with expensive maintenance costs and monthly business 

rates and has become a magnet for anti-social behaviour in recent times. 

3.7 Since the early 1980s when it was sold by the Development Corporation, it has passed through a series of 

private ownerships - none of which has found a viable permanent use for the building. It is now vacant 

following closure in March 2019. 
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PLANNING HISTORY 

3.8! The site’s planning history, as identified on Milton Keynes Council’s online planning portal, is summarised 

below. A planning application (ref. 15/00913/FUL) was submitted in March 2016 of the demolition and 

redevelopment of the site – the “Brickhill’ application. The description of development is set out below: 

!U#)'&0+0'*,'-,#F0/+0*2,12'34,LB0&$0*26,3#V0*/+4+#)#*+,'-,"4$9&0--#,M+3##+6,3#9'*-02B34+0'*,'-,#F0/+0*2,943,

(43:,>+'+4&,943,(43:0*2,/(49#/,KGWA,4*$,9'*/+3B9+0'*,'-,4,*#=,)0F#$VB/#,$#%#&'()#*+,0*9&B$0*2,;GG,

3#/0$#*+04&,B*0+/6,X,F,23'B*$,-&''3,3#+40&,B*0+/,=0+.,3#+40&,/+'342#,>NY1,@KWZS@/H)A6,4//'904+#$,.43$/+4*$0*2,

4*$,&4*$/94(0*2,='3:T,

Approved Brickhill Scheme  

 

3.9! The scheme proposed six blocks ranging in heights from 3 to 4 storeys, and 8 retail units along Church 

Street. It also proposed 207 car parking spaces, including 101 for the residential units and 106 public car 

parking spaces. 

3.10! Like the current proposal, the scheme proposed the re-instatement of Radcliffe Street as set out in the 

emerging Neighbourhood Plan at the time but unlike the current proposal the scheme proposed a large 

amount of large-floorplate retail – similar to that at Glyn Square – and was subsequently deemed unviable 

and was never delivered. 

3.11! Planning permission for the demolition of the Agora Centre was granted in December 2019 under reference 

19/02989/CON. 
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ENGAGEMENT AND REVIEW  

3.12 As described in more detail in the Statement of Community Involvement (SCI) accompanying this 

application, we have undertaken an extensive consultation process with feedback influencing and 

improving the design of the scheme. 

3.13 Pre-application engagement has also been undertaken with MKC as well as discussions with members, 

local stakeholders and members of the public. Pre-application consultation with MKC has taken place over 

a series of meetings between 2018 and 2019. Full details of the consultation are not repeated here, but in 

summary have involved: 

1 Formal pre-application planning meetings: We and our consultants have engaged with officers from 

MKC on a range of topics. Meeting notes can be found in appended to the SCI. 

2 MKC Development Review Forum: consultation with MKC Development Review Forum in May 2019 to 

seek feedback on emerging design approach. 

3 Statutory Consultees: engaged with Historic England and the Department of Culture, Media & Sport: 

during an application to add the Agora Centre to the List of Buildings of Special Architectural or Historic 

Interest, as well as regular consultation with Wolverton and Greenleys Town Council. 

4 Public Review: We held a well-attended Public Review between 13-15 June 2019, where exhibition 

boards were available to review and members of the consultant team were on hand to respond to 

queries about the emerging scheme. Over 300 people attended, with 192 written feedback sheets, 

analysed in the accompanying SCI. 

5 Agora Regeneration Working Group: a series of meetings took place with local stakeholders between 

January and September 2019 at Foundation House, Wolverton. The meetings were chaired by 

Councillor Rob Middleton with Ed Palmieri (MKC Property Group) representing MKC and largely covered 

the scheme’s design development whilst affording stakeholders an opportunity to discuss any matters 

arising. 

6 Stakeholder Workshop: We held a workshop with over 60 councillors, officers, residents, business 

owners and other stakeholders on 7th March 2019 at King’s Church, Wolverton and a report of the 

session was posted on the project website.  

7 Agora A-Go-Go: a meanwhile programme called Agora A-Go-Go ran in 2019 to help engage the local 

community through public art and community events. 

8 Continuous engagement with local, community organisations: ongoing engagement with local 

organisations, including Future Wolverton, to discuss how the town could benefit from the scheme, 

specifically around Community Energy, Community uses and management.   
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9 Website: a dedicated website (www.lovewolverton.co.uk) was created in order to provide regular 

updates on the proposed scheme and any relevant events. It provided a resource for the community 

and enabled people to get in contact with the project team. 

10 Blockbuilders: Alongside social enterprise Blockbuilders, we held a series of workshops on 3rd to 5th 

June 2019 with around 90 students from Radcliffe and Bushfield Schools using Minecraft to explore 

ideas for regenerating the Agora. A video was posted to the project website. 

Agora A-Go-Go Print 

 

CONSULTATION FEEDBACK 

3.14 The feedback from the consultation has been overwhelmingly positive and raised several points that we 

have subsequently addressed through the design process. Key changes resulting from this feedback 

include: 

1 Amendments to the eastern end of the site to maintain a visual connection between Kings Church on 

Church Street and St George’s Church; 

2 Introduction of ‘workshop’ style living units on the Back Lane to provide surveillance and diversity of 

housing; 

3 Clearer delineation between private and public spaces, particularly the Back Lane and the rear 

residential courtyards; 

4 Introduction of one-way (westwards) traffic along Church Street from the St George’s Way junction to 

Radcliffe Street (subject to relevant approvals by the Highways Authority); 
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5 Retaining the bus stop in a similar area as present on Church Street through changes to the frontages 

of Block B and Block C (to push them back in places) to also allow for additional space around the bus 

shelter;  

6 Changes to the façade of the four-storey building fronting onto Buckingham Street/Market Square; 

7 Incorporation of private rooftop amenity space; 

8 Further variation in the elevational treatments and roofscape along Church Street to include pitched 

roofs, parapets and dormers responding to local character;  

9 Retaining some elements of the Agora to be re-provided within the scheme as a ‘chain of memory’; and 

10 Potential inclusion of a ‘community unit’ – a commercial unit made available to the community - which is 

currently being explored with a local social enterprise in partnership with a Wolverton-based 

artist/entrepreneur. 

3.15 The Statement of Community Involvement submitted with this application provides a full account of the 

adopted approach to consultation; the comments received; and the influence of these comments on the 

design. 

3.16 The Design and Access Statement also describes the design evolution of the proposals and the 

consultation process. 
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4.0 PROPOSED DEVELOPMENT  
4.1 The description of the proposed development is as follows: 

“Redevelopment of the site of the Agora Centre, Wolverton and adjacent car park to provide 115 new 

homes (Use Class C3) and Cohousing Common House, 9 ground floor commercial and community units 

comprising approximately 1,000 sqm (Use Classes E, F2(b) and Sui Generis); the reinstatement of 

Radcliffe Street between Church Street and Buckingham Street / The Square; together with associated 

areas of hard and soft landscaping, car and cycle parking, means of access and plant and equipment.” 

4.2 The proposed development comprises: 

• 86 new rental homes (C3 Use) comprising 1 and 2 bed apartments and 2, 3 and 4 bed houses, 27 

(31%) of which are to be let at Discounted Market Rent (DMR) aka Affordable Private Rent;  

• 29 new homes for Still Green older peoples’ Cohousing group, including 4 at Social Rent (14%), and a 

146 sqm ancillary Common House (C3 Use); 

• 903 sqm of commercial floorspace (Use Classes E and Sui Generis [Drinking Establishment]); 

• 105 sqm Community Unit (Use Classes E and F2(b)) 

• Provision of associated areas of public realm, including the re-instatement of Radcliffe Street totalling 

approximately 5,620 sqm of hard and soft landscaping; and 

• Provision of a new sustainable mobility hub, including an upgraded bus stop on Church Street, a 10-

bike Nextbike bike dock, an 8-bike Brompton Bike Hire Dock, and 2 car club spaces; in addition to new 

town centre and residential car and cycle parking. 



LOVE WOLVERTON            PLANNING AND ECONOMIC STATEMENT
  

Pg 17/76            wearetown.co.uk 
 

NEW HOMES 

CGI looking along Church Street with Block F in the foreground 

 

4.3 115 new homes are proposed within six new residential blocks (A-F) which range in height between 2 and 4 

storeys and are spread from west to east across the site. 31% of the rental units will be affordable. 

4.4 Amenity space is provided in the form of private back gardens, balconies and roof terraces; semi-private 

communal gardens and car-free ‘Little Streets’ or lanes. 

4.5 The proposed residential mix is set out in the table below: 

Table 4.1 Housing Mix 

Type Rental  
(Block’s A, B, D, E and F) 

Co-housing (Block C) Total 

Market Rent Affordable – 
Discounted Market 
Rent  

Market Sale Affordable –  
Social Rent 

1 Bed 10 5 4 4 23 (20%) 

2 Bed  24 10 19 0 53 (46%) 

3 Bed  14 10 2 0 26 (23%) 

4 Bed  11 2 0 0 13 (11%) 

Total 
59 (51%) 27 (23%) 25 (22%) 4 (3%) 115 (100%) 
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COMMERCIAL SPACE  

CGI looking towards the southern façade of Block A and E from the Square 

 

4.6 903 sqm of commercial space (Use Class E) including 81 sqm (Use Class E and Sui Generis – Drinking 

Establishment) is proposed across eight ground floor units fronting onto Church Street, new Radcliffe 

Street and Buckingham Street.   

4.7 One 105 sqm ground floor commercial unit (Use Class F2(b) and Use Class E) in Block C will be transferred 

as community use as S106 in-kind contributions to a newly established, locally-led social enterprise, which 

is proposing to provide training and employment opportunities for young people. In the shorter-term, 

should pandemic conditions continue, it is envisaged it may be used as a space for homeworkers. 

Table 4.2 Commercial & Community Mix (sqm) 

Block Commercial (Use 
Class E) 

Community (Use 
Class F2(b) and Use 
Class E) 

Drinking 
Establishment (Use 
Class E and Sui 
Generis) 

Total 

A 335  - - 335 

B 260 - - 260 

C - 105 - 105 

D 149.5 - - 149.5 

E 75 - 83.5 158.5 

F - - - 0 

Total 819.5 105 83.5 1,008 
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LANDSCAPING AND PUBLIC REALM 

CGI looking along the new ‘Little Streets’ between Block B and Block C  

 

4.8 Significant public realm works are proposed as a part of the redevelopment, most notably the re-

instatement of Radcliffe Street to recreate the tight, Victorian street pattern as well as the creation of 

‘Little Streets’, a pocket park and semi-private, communal courtyards for residents. The proposals also 

include changes to the southern side of Church Street. 

4.9 The table below sets out the provision of publicly accessible open space within the scheme: 
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Table 4.3 Public Open Space Provision (sqm) 

Type Size (sqm) 
Public Realm, including Radcliffe Street and the Back Lane 4, 671  

General Amenity - Pocket Park 129 
Living Streets 568 
Informal Children’s Play Space 252 
Total 5, 620 

4.10 Formal play equipment is proposed within the communal courtyards, whilst informal play is encouraged 

within the car-free Little Streets which will be dedicated as Public Rights of Way. 

4.11 Informed by the Ecological Assessment, and the Arboricultural Report, the landscaping scheme has been 

prepared to deliver biodiversity net gain, soften the appearance of the built form, and provide new 

connecting routes and small open spaces. Members of Still Green Cohousing Group have directly 

contributed to the emerging landscape design for Block C. 

4.12 Further details are set out in the accompanying the Design and Access Statement. 

ACCESS, SERVICING AND PARKING 

4.13 The site will be accessed by pedestrians from several points along Church Street on the northern 

boundary, Buckingham Street on the southern boundary, St George’s Way on the eastern boundary and 

from the back lane between Buckingham Street and Church Street on the western boundary.  

4.14 The site can be accessed by vehicles (including servicing and private vehicles) from two points along 

Church Street including between Block D and F and via new Radcliffe Street which itself is accessible from 

the mini-roundabout on Church Street to the north and Buckingham Street to the south.  

4.15 Church Street will become one-way westbound between Creed Street and Radcliffe Street (subject to 

relevant approvals by the Highways Authority) with a new bus layover, enabling additional town centre 

parking, wider pavements and allowing westbound only vehicle movements. Radcliffe Street will be 

reinstated between Church Street to the north and Buckingham street to the south. The new section of 

Radcliffe Street will be one-way southbound, and the existing section of Radcliffe Street to the north will 

operate one-way northbound. 

4.16 The development will be serviced by 2.5m wide layby will be on Church Street to the north of Block A, in 

addition to a new servicing and emergency route which follows the new section of Radcliffe Street and the 

Back-Lane which is one-way east bound. 
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Proposed Vehicular Access Plan by Civic Engineers 

 

4.17 Two dedicated car club spaces, with two electric vehicle Car Club cars will be provided on Buckingham 

Street to the south of Block A, whilst a 10-bike Nextbike dock and an 8-bike Brompton Bike Dock will be 

provided on the back lane to the south of Block B. An upgraded bus stop will be located between Block B 

and C fronting onto Church Street, it will be of a similar size to the current provision.  

4.18 We propose to provide 88 private residential parking spaces within the site, across four parking zones: 

• 24 spaces in the undercroft in Block A; 

• 19 spaces along the new section Radcliffe Street; 

• 38 spaces along the Back Lane; and 

• 7 spaces in the cut through between Block D and Block F.  

4.19 This parking will either be allocated – specifically within Block A – or subject to parking permits, and will be 

managed under the estate management arrangements described in the Management and Adoption 

Statement. 18 town centre parking spaces, including 2 car club spaces will be available in new spaces on 

Buckingham Street and Church Street.  

4.20 The scheme provides 167 secure cycle parking spaces within the scheme to serve new residents, all of 

which are located on the ground floor in a combination of cycle stores (for apartments) and specific 

provision for houses. 20 additional public cycle parking spaces are provided for use within the town centre 

located on Church Street, the Mews Street and Radcliffe Street.  
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4.21 Further details on access, servicing and parking are included in the accompanying Transport Assessment 

by Civic Engineers. 

DEMOLITION 

4.22 Planning permission was granted for the demolition of the Agora Centre in December 2019, which 

conditioned further details relating to methodology. It will be demolished prior to the commencement of 

development proposed under this scheme. 



PLANNING POLICY 
CONTEXT 

5
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5.0 PLANNING POLICY CONTEXT  
5.1 Section 38(6) of the Planning Compulsory Act 2004 requires that planning applications are determined in 

accordance with the Statutory Development Plan, unless material considerations indicate otherwise. 

STATUTORY DEVELOPMENT PLAN 

5.2 The Statutory Development Plan comprises: 

1 Plan:MK (2019) 

2 Adopted Site Allocations Plan (2018) 

3 Wolverton Neighbourhood Plan (2015) 

4 Minerals Policy 

5 Waste Development Plan Document  

5.3 The National Planning Policy Framework (NPPF, 2019); National Planning Policy Guidance (NPPG) and the 

following documents are material considerations: 

1 Affordable Housing SPD (2020) 

2 Parking Standards SPD (2016) 

3 Sustainable Construction SPD (2007);  

4 Agora Development Brief SPD (2013);  

5 Statement of Community Involvement (2019);  

6 MK Sustainability Strategy (2020) and 

7 Leisure, Recreation and Sports Facilities SPG (2005).  

5.4 Within the development plan, the site is subject to the following designations: 

• Wolverton Conservation Area 

• Housing Site – Proposal 

• Primary Shopping Area 

• Primary Shopping Frontage – to Church Street 

• Secondary Shopping Frontage – to Buckingham Street 

• Town Centre 

• District Centre  
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Adopted Policies Map, Plan:MK 

 

OTHER RELEVANT DESIGNATIONS 

• Flood Risk Zone 1 

• Proximity to the listed St George the Martyr Church 

OVERVIEW OF KEY PLANNING POLICY AND MATERIAL CONSIDERATIONS  

5.5 A detailed review of relevant planning policy is provided below. The development plan establishes a strong 

principle in favour of residential-led redevelopment of the site with a number of policy themes to assist in 

the consideration of the proposed development.  

5.6 Issues such as housing, retail and town centre, heritage and environment and climate change, for 

example, all contribute to the policy context for the scheme. These themes have been grouped together to 

structure the next section.  
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Ŝcheduled Ancient Monument

! ! !

! ! ! Traditional Orchards

Ancient Woodland

Priority Habitats

Local Wildlife Sites

Local Nature Reserves

Biological Notification Site

Biodiversity Opportunity Area

Local Geological Site

Gypsy and Traveller Site - Existing

Gypsy and Traveller Site - Proposed

Strategic Site Allocations

Transport Corridor

Mineral Allocations Building Stone

Mineral Allocations Sand and Gravel

Minerals Primary Focus Areas

Minerals Secondary Focus Areas

Central Milton Keynes City Centre Boundary

District Centre

Town Centre

Central Business District

Central Bletchley Prospectus Area

Proposed Further Higher Education

Primary Shopping Area

Primary Shopping Frontage

Secondary Shopping Frontage

Policies Map - Wolverton Town Centre

© Crown copyright and database rights 2019 Ordnance Survey 0100031673.

Adopted March 2019



LOVE WOLVERTON            PLANNING AND ECONOMIC STATEMENT
  

Pg 25/76            wearetown.co.uk 
 

Table 5.1 Planning Policy Matrix 

Theme NPPF (Feb 2019) Plan:MK (March 2020) Material considerations & 
reference documents 

Housing Chapter 11 - Making 
Effective Use of Land 

Policy HN1 – Housing Mix and 
Density  
Policy HN2 – Affordable 
Housing   
Policy HN5 – Self and 
Custom Build Housing 
Appendix A – Housing Sites 
 

Agora Development Brief 
SPD (September 2013) 
Wolverton Neighbourhood 
Plan (September 2015) 
 

Retail and Town 
Centre 

Chapter 6 – Building a 
Strong, Competitive 
Economy 
Chapter 7 – Ensuring the 
Vitality of Town Centres 

Policy ER9 -Character and 
Function of the Shopping 
Hierarchy 
Policy ER18 – Non-retail uses 
on ground floors in town 
centres 

Agora Development Brief 
SPD (September 2013) 
Wolverton Neighbourhood 
Plan (September 2015) 
Wolverton Public Realm 
Design Manual (March 2011)  

Design Chapter 8 – Promoting 
Healthy and Safe 
Communities 
Chapter 12 – Achieving 
well-designed places  

Policy SD1 – Place-making 
principles for development  
Policy HN4 – Amenity, 
Accessibility and 
Adaptability of Homes Policy 
EH7 – Promoting Healthy 
Communities  
Policy D1 – Designing a High-
Quality Place  
Policy D2 – Creating a 
Positive Character  
Policy D3 – Design of 
Buildings  
Policy D4 – Innovative 
Design and Construction  
Policy D5 – Amenity and 
Street Scene  
Policy CC1 - Public Art  
Policy CC2 – Location of 
Community Facilities  
Policy CC4 – New 
Community Facilities 

Agora Development Brief 
SPD (September 2013) 
Wolverton Neighbourhood 
Plan (September 2015) 
New Residential 
Development Design Guide 
SPD (April 2012) 
Wolverton Public Realm 
Design Manual (March 2011) 

Transport & 
Connectivity 

Chapter 9 – Promoting 
sustainable transport 
 

Policy CT1 – Sustainable 
Transport Network  
Policy CT2 – Movement and 
Access  
Policy CT3 – Walking and 
Cycling  
Policy CT5 – Public 
Transport  
Policy CT6 – Low Emissions 
Vehicles  

Milton Keynes Futures 2050 
Milton Keynes Mobility 
Strategy 2018-2036 
Milton Keynes Transport 
Vision and Strategy LTP3 
2011-2031  
MK Sustainability Strategy 
2019 – 2050 (January 2019) 
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Policy CT9 – Digital 
Communications 
Policy CT10 - Parking 
Provision  

Environment & 
Climate Change 

Chapter 14 – Meeting the 
challenge of climate 
change, flooding and 
coastal change  

Policy FR1 – Managing Flood 
Risk  
Policy FR2 – Sustainable 
Drainage Systems (SUDS) 
and Integrated Flood Risk 
Management  
Policy NE3 – Biodiversity and 
Geological Enhancement  
Policy NE4 – Green 
Infrastructure  
Policy NE6 – Environmental 
Pollution  
Policy SC1 – Sustainable 
Construction  
Policy SC2 – Community 
Energy Networks and 
Large-Scale Renewable 
Energy Schemes  
Policy SC3 – Low Carbon 
and Renewable Energy 
Generation 

MK Sustainability Strategy 
2019 – 2050 (January 2019) 

Heritage  Chapter 16 – Conserving 
and enhancing the 
historic environment 

Policy HE1 – Heritage and 
Development  

Wolverton Conversation 
Area Review (April 2009) 

5.7 The New Residential Design Guide SPD (2012) sets out design guidance relating to new residential 

developments in Milton Keynes. However, as the site is in the protected town centre of Wolverton, a 

historic railway town characterised by its dense, terraced housing and grid street pattern rather than 

Milton Keynes’ famous suburban characteristics, we suggest that much of the guidance is not applicable. 

Indeed, whilst the Executive Summary notes (p.4) “…The Guide will have relevance for the entire borough, 

both for large greenfield sites as well as small infill sites.” The site is neither a large greenfield, nor a small 

infill site. Furthermore, under ‘Appreciating the context: Character of Milton Keynes” the following is 

suggested: 

“Milton Keynes is defined by the following positive design characteristics which should act as a design 

cue for the future:  

• A strategic grid road network with associated landscaped grid road reserves  

• A flood attenuation system which doubles as a strategic linear open space network 

• Extensive planting within streets and public spaces 
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• Innovative and architectural interest and variety of early estates built and managed by the 

Development Corporation 

• Innovative low energy housing and other projects designed to raise energy efficiency.” 

5.8 Whilst these characteristics are in no way representative of the context of Wolverton town centre, it can 

be seen that the proposed scheme addresses the final three bullet points in particular. However, the 

proposals are not considered in detail against this guidance document.  

5.9 Notwithstanding the above, the scheme is assessed against the design policies of Plan:MK, Wolverton 

Neighbourhood Plan and the site-specific SPD. 



PLANNING BALANCE

6
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6.0 PLANNING BALANCE  
6.1 This section assesses the proposed development against relevant planning policy and other material 

considerations. The main themes are set out below: 

1 Principle of Development 

2 Housing Provision, including: 

a Housing Mix 

b Residential Density 

c Build to Rent 

d Specialist and Custom-Built Housing 

e Affordable Housing 

3 Commercial & Community Uses  

4 Design, including: 

a Public Art 

b Landscape and Public Realm  

5 Climate Emergency & Resilience, including 

a Sustainability 

b Movement 

6 Residential Amenity 

7 Innovative Design and Construction 

8 Heritage & Archaeology 

9 Ecology and Trees; 

10 Other Environmental Considerations; and 

11 Planning Obligations. 

PRINCIPLE OF DEVELOPMENT  

Previously Developed Land 

6.2 The NPPF establishes a presumption in favour of sustainable development and seeks opportunities to 

deliver net gains across each of the three objectives of sustainable development (Para. 8 and Para. 11). In 
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promoting sustainable development, the NPPF supports the efficient use of land and requires making as 

much use of previously developed land as possible, specifically acknowledging the multiple benefits that 

can be delivered through mixed use schemes (Para. 117 and Para. 118). Previously developed land includes 

land which is or was occupied by a permanent structure. The site comprises previously development land 

and is currently occupied by the Agora Centre and adjacent car park, which was the former site of the 

Institute for Science and Arts on the eastern side of the site. Demolished in the 1960s following a fire, this 

was a substantial four storey building located between the Church of St George the Martyr and King’s 

Church. 

Site Allocation and Guidance 

6.3 The Agora site was originally allocated as a development site by the 2004 Wolverton Regeneration 

Strategy. In 2013, Policy CS8 of MKC’s Core Strategy designated Wolverton town centre as a ‘key area of 

change, where new development, including housing, will help regenerate these older centres and 

encourage sustainable patterns of travel’. 

6.4 Subsequently the Agora Development Brief SPD (2013), was prepared by MKC to guide the redevelopment 

of the application site, and highlights the Council’s and community’s high aspirations for this prominent 

town centre site – aiming to create “an attractive, sustainable and well-integrated scheme that 

complements and enhances the existing town centre of Wolverton and the surrounding area.”  

6.5 In 2015, the Wolverton Neighbourhood Plan was made and therefore considered as part of the 

development plan for Milton Keynes, which proposes to regenerate Wolverton town centre and redevelop 

the Agora site. The principal reason behind the development of the Wolverton neighbourhood plan was the 

long-standing community aspiration to redevelop the Agora centre, which highlights the key problems that 

the Agora creates for the town, which are paraphrased below: 

• Segregating Market Square from Church Street and other retail areas of the town 

• Disrupting the Victorian grid street-pattern and causes problems with movement of cars, people and 

cyclists 

• Causing substantial harm to the strong Victorian character of Wolverton and the Conservation Area 

• Low quality public realm and use 

• It does little to attract shoppers into the town. 

6.6 Policy W1 (The Agora Site) of the Neighbourhood Plan (WNP) states that “The majority of local people 

believe that redevelopment of the Agora site is crucial to the future regeneration of Wolverton town 

centre.” and sets out detailed guidance for the development of the site. The redevelopment of the site is 

also a key priority for the Council, and features in the Council’s Plan 2016 – 2022. 
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6.7! Policy W1 of the WNP states that “redevelopment proposals for the Agora site will be actively supported 

where they are consistent with the objectives” of the Neighbourhood Plan and planning and design 

principles of the Agora Development Brief Supplementary Planning Document (2013).  

6.8! Plan:MK (2019) carries forward the allocation of the site, as site HS58 for 140 dwellings in Appendix A – 

Housing Sites. 

6.9! The submitted scheme for 115 homes, ranging between 1, 2, 3 and 4 bed family homes of varying sizes 

(meeting and surpassing national space standards) with a mix of tenures and approximately 1,000 sqm of 

commercial and community ground floor space is a mixed-use development on previously developed land 

which is being delivered in accordance with the requirements of NPPF. The proposals will regenerate the 

vacant shopping centre in line with the objectives of the Wolverton Neighbourhood Plan and the site-

specific SPD.  

6.10! Overall, it is considered the principle of the proposed uses and redevelopment of the Agora Centre is well 

established.  

HOUSING PROVISION  

HOUSING MIX 

6.11! The Council’s Strategic Housing Market Assessment 2017 sets out an Objectively Assessed Housing Need 

for 26,500 homes including 18,300 market homes and 8,200 affordable homes.  To achieve this, the 

development strategy with Plan:MK offers the opportunity to provide a range of housing to support and 

meet the needs and demands of different households in MK whilst also providing opportunities to expand 

the choice of homes available. Larger developments are expected to create and sustain inclusive mixed 

communities in order to help deliver strategic objective 11 within Plan: MK. Table 7.1 sets out the 

recommended mix of housing types and size from Plan:MK, and the mix of the proposed scheme. 

Table 7.1 Dwelling Mix vs. SHMA. 

 

Source: Plan:MK, Milton Keynes Council 
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6.12 The supporting text to Policy HN1 recognises that the Strategic Housing Market Assessment potentially 

overestimates the demand for 3-5 bedroom homes and underestimates 1-2 bedroom homes. It also 

recognises how enabling older households to move into more suitable accommodation can help to reduce 

the costs of health and social services, and realise under-occupied housing for the use of families thereby 

indirectly meeting the need for family housing. 

6.13 To this end, Policy HN1 sets out the Council’s requirements for major developments to provide a mix of 

tenure, type and size of dwellings that reflect housing need and market demand including the needs of 

different types of households whilst also taking account of the nature of the development proposal. 

Notwithstanding, this Para. 7.8 in Plan:MK recognises that what constitutes an appropriate mix of housing 

is influenced by both site-specific factors, wider trends, information regarding households with specific 

needs and the strategic objective 11. 

6.14 In accordance with this policy requirement, the proposed 115 new homes (as set out in Table 4.1), includes a 

range of apartment and house types, and an older person’s cohousing community of 29 units, that will 

contribute to meeting MKC housing targets and will help to create and sustain a mixed community in 

Wolverton town centre. Therefore, the proposed mix is acceptable and justifiable in the context of Policy 

HN1. 

RESIDENTIAL DENSITY  

6.15 In supporting the efficient use of land, the NPPF (Para. 122) states that decisions should have regard to: 

a Identified needs for different types of housing and other forms of development; 

b Local market conditions and viability; 

c The availability and capacity of infrastructure and services;  

d The desirability of promoting regeneration and change; and 

e The importance of securing well-designed, attractive and healthy places. 

6.16 In Plan:MK (Para. 7.9) and MK Futures 2050 Commission, MKC sets out its commitment to increasing the 

density of housing (and hence people) within urban areas that benefit from good public transport 

accessibility, provided the development is of a high quality and that infrastructure can support greater 

concentrations. Achieving higher densities will help achieve the strategic objectives of Plan:MK, including 

but not limited to supporting: 

•  (8) the continued regeneration of Wolverton;  

• (10) providing access to services;  

• (11) facilitating the delivery of housing;  
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• (12) managing increased travel demands;  

• (13) mitigating the Borough’s impact on climate change; and  

• (14) embodying ‘place-making. 

6.17 Policy HN1 (Housing Mix and Density) sets out how developments should balance making efficient use of 

land whilst respecting the surrounding character and context. Higher density development is encouraged 

by the Council in locations with good accessibility to facilities, which are well served by public transport 

and where it can be accommodated by existing or improved infrastructure.  

6.18 Supporting this, the application site is listed within Appendix A (Housing Sites) of the Plan:MK as a 

committed housing site, providing 140 dwellings. At 1.3ha, this equates to 107 dwellings per hectare. Whilst 

the Table 1 in the Site-Specific SPD suggests that between 81 and 120 units is an appropriate quantum of 

development on the site.  

6.19 The site’s sustainable location, with excellent transport links and in close proximity to a plethora of 

facilities and amenities within Wolverton town centre means the proposals for 115 dwellings, equating to 88 

dwellings per hectare is entirely appropriate and under that proposed in Plan:MK. Further to this, the 

development is consistent with, and responds to the character and context of Wolverton town centre – by 

presenting an urban grain comprised of a series of dense 2.5 to 4 storey perimeter blocks of terraced 

houses and apartment buildings.  

6.20 The proposals therefore align with the objectives of the NPPF (Chapter 11) by making efficient use of 

previously developed land, optimising an under-utilised site within a highly accessible location, and Plan:MK 

in achieving high and appropriate densities in relation to the site’s context and character. 

6.21 The Design and Access Statement, and accompanying Housing Statement provide further detail 

demonstrating the high-quality design of the proposals. 

BUILD TO RENT 

6.22 MKC recognises the important role that Build to Rent (BtR) can play in local housing delivery and supports a 

positive approach to enabling this section to contribute to increasing housing supply.  

6.23 The proposed scheme includes a type of BtR summarised below:  

• Offers Assured Shorthold Tenancies (ASTs) (with breaks) that are longer than typical in the market as 

standard. 

• Provides shared amenities (little streets, courtyard gardens, bike hire schemes) to encourage 

community-building and positive stewardship culture. 
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• Includes long-term management arrangements covering both rented dwellings and the shared and 

public realm in accordance with the principles of good estate management and described in the 

Management and Adoption Statement. 

6.24 Notwithstanding the above, and for the avoidance of doubt the proposed development qualifies as a BtR 

as per the requirements of Para 7.18 of Plan:MK. The table below compares the proposed scheme to these 

requirements:  

Table 7.2 Build to Rent  

Plan:MK Requirement Proposed Scheme 
A development, or block/ phase within a 
development, of at least 30 units; 

86 units will be delivered as Built to Rent homes, 
including 31% affordable private rent homes. 

The homes to be held as Build to Rent under a 
covenant for at least 10 years; 

The homes will be held as Build to Rent for at least 
40 years. 

All units to be self-contained and let separately; All units will be self-contained and let separately 
Unified ownership and unified management of the 
development; 

The units will be held under unified ownership and 
management. 

Professional and on-site management; There will be professional estate management 
arrangements in accordance with RICS principles 
of good estate management. 

Longer tenancies offered (ideally three years or 
more) with defined in-tenancy rent reviews; 

Tenancies of 3 years will be offered as standard, 
with rents indexed to RPI rather than market rents. 

Property manager to be part of an accredited 
Ombudsman Scheme and a member of a 
recognised professional body. 

The estate management arrangements will require 
membership of an accredited Ombudsman 
Scheme and a recognised professional body. 

Source: Plan:MK  

6.25 The provision of Build to Rent accommodation is therefore in accordance with the NPPF and Plan:MK in 

proposing an appropriate and justifiable housing mix. 

SPECIALIST AND CUSTOM BUILD HOUSING  

6.26 Policy HN5 (Self-Build and Custom Housebuilding) outlines the Council’s support for custom-build homes. 

Similarly, Policy HN3 (Supported and Specialist Housing) supports development proposals which 

incorporate an element of supported or specialist housing to help contribute towards meeting the needs of 

older persons.  

6.27 To this end, the applicant has been working with Still Green Cohousing, an over-50’s cohousing group 

based in MK, to develop the designs for Block C to meet their brief, and the demand for housing for an older 

population. The proposal follows similar principles to those seen at Marmalade Lane, the applicant’s first 

built project, with individual private dwellings and shared communal facilities.  
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6.28 The scheme proposes 29 single-storey, lift accessible, private homes (Use Class C3) within Block C with 

views over a shared communal garden. In addition, a ‘Common House’ is proposed on the ground floor in 

the centre of the northern block on Church Street.  

6.29 Still Green Cohousing has influenced the layout of the Block, the communal gardens, walkways, the 

Common House, and individual layouts of the apartments. Current group members will also be able to 

choose their internal fixtures and fittings for each of their respective homes.  

6.30 These designs have been developed in conjunction with the design team, including Mole Architects and 

Urbed, as well as Accessible PRS – an accessibility consultant appointed specifically to work with Still 

Green and whose advice has positively contributed to the design development of Block C. Further details of 

this process are outlined in the accompanying Statement of Community Involvement. 

6.31 The proposals are thereby in accordance with both Policy HN3 and HN5 of Plan:MK, and the NPPF which 

further promotes specialist and custom-build housing.  

AFFORDABLE HOUSING 

6.32 The provision of diverse and affordable housing through the development process is a priority for Milton 

Keynes Council, as set out in Strategic Objective 11 of Plan:MK. Similarly, the Wolverton Neighbourhood Plan 

aims to ensure ‘affordable, sustainably constructed, and decent homes’ are developed to complement 

and enhance existing stock and meet existing and future needs (Objective 4). 

6.33 Policy HN2 (Affordable Housing) sets out the Council’s requirements for 31% affordable housing on major 

developments, including 25% at Affordable Rent (with 5% at Social Rent) and 6% Shared Ownership. 

Whilst Part F states that Build to Rent schemes, the Council’s 31% affordable housing requirement should 

be provided entirely as discounted market rent and be managed by the Build to Rent provider.  

6.34 Part D of the policy states that the Council, following submission of viability evidence, could take a flexible 

approach to the tenure mix, other planning obligations and the proportion of affordable housing. 

6.35 The table below shows the proposed mix of affordable housing types and tenures. The provision within the 

rented part of the development reflects the preference expressed by Milton Keynes Council’s housing 

department in terms of an “ideal” affordable housing mix within the scheme. 

Table 7.3 Affordable Housing Mix  

 Rental Still Green Cohousing 
Type Affordable Private Rent Social Rent 
1 Bed Flat 4 4 
2 Bed Flat 5 0 
3 Bed Flat 3 0 
2 Bed House 6 0 
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3 Bed House 7 0 
4 Bed House 2 0 
Total 27 (31%) 4 (14%) 

Source: Mikhail Riches and Mole 

6.36 The rental aspect of the scheme development proposes 27 affordable dwellings (31%) to be provided as 

Affordable Private Rent at 80% of market rent. This is in compliance with Policy HN2, which sets a higher 

threshold than the 20% affordable for Build to Rent development which is set out in the National Planning 

Policy Guidance.3 

6.37 Within Block C and Still Green Cohousing, 4 (14%) affordable dwellings are proposed to be provided as 

Social Rent at 60% of market rent. Whilst this departs from Policy HN2 in part, it is felt that the provision 

Shared Ownership properties are not appropriate for potential members of Still Green Cohousing (being 

aged over 50), nor having a higher proportion of affordable dwellings due to the specialist living 

arrangements within the Group. Therefore, a fewer number of Social Rent dwellings are proposed which is 

further justified within the accompanying Housing Statement. 

6.38 The submitted Viability Assessment (prepared by Savills) indicates that whilst the scheme has provided 

the maximum reasonable amount of affordable housing on-site, it remains unviable on the standard 

viability assessment methodology. At the time of application, discussions are in progress with the Council’s 

s.106 adviser. 

6.39 The proposed affordable housing provision is evidenced, justifiable and in accordance with the 

development plan. 

COMMERCIAL & COMMUNITY USES  

6.40 The NPPF requires planning decisions to support the role that town centres play at the heart of local 

communities, by taking a positive approach to their growth, management and adaptation (Paragraph 85).  

6.41 Policy ER9 of Plan:MK encourages additional retail development within the primary shopping area, where 

specifically Wolverton town centre is required to cater for daily and weekly needs of residents. Similarly, 

Policy ER18 also encourages further ‘non-retail’ uses on the ground floor in town centres where 

appropriate.  

6.42 In Plan:MK, main town centre uses are defined as: retail; leisure facilities; entertainment facilities; intensive 

sport and recreation uses; arts, culture and tourism uses. Recent changes to secondary legislation 

through the Use Classes Order mean that many of those uses now fall within Use Class E. 

                                                
3 Paragraph: 002 Reference ID: 60-002-20180913 



LOVE WOLVERTON            PLANNING AND ECONOMIC STATEMENT
  

Pg 36/76            wearetown.co.uk 
 

6.43 The Agora Development Brief SPD (2013) suggests that between 1,500-2,500sqm of food and retail space 

would be appropriate within the proposed development. The Wolverton Neighbourhood Plan looks beyond 

the physical impact of the Agora Centre, seeking to rectify an economic decline in the town centre 

beginning in the 1960s and to make Wolverton a “viable place to shop and do business and an inviting 

place to visit and live”. A key objective of the Neighbourhood Plan is Economic Development. Objective 5 

aims to:  

'Improve the vitality and viability of Wolverton town centre through a mix of retail and non-retail uses 

which better reflect the needs of the local community; support existing town centre businesses and 

employment opportunities; and encourage the creation of new business and employment opportunities'.  

6.44 The Agora Centre is awaiting demolition and makes a negative contribution to the vitality of the town 

centre. Table 4.2 of this report sets out the proposed commercial floorspace. This is entirely appropriate for 

the town centre location, within a Primary Shopping Area, with a predominant focus on the new Use Class 

E – 826sqm - which will cater for the daily and weekly needs of the people of Wolverton in particular 

through the provision of a 240 sqm convenience retail store. We are already in discussions with numerous 

potential occupiers, including but not limited to a pizza restaurant, cycle café and bakery. 

6.45 One further unit, a Drinking Establishment in Block E – for a craft beer ‘Tap Room’- is also deemed 

appropriate in this town centre setting in line with the Wolverton Neighbourhood Plan, Policy ER18 of 

Plan:MK and the NPPF will help to improve the vitality of the town centre and create new jobs.  

PRIMARY AND SECONDARY SHOPPING FRONTAGES 

6.46 The site contains Primary and Secondary Shopping Frontages which are normally protected by Table 6.3 

which is referenced in Policy ER18 (Non-Retail Uses on Ground Floors in Town Centres) in the adopted local 

plan, Plan:MK. The primary frontage is the northern aspect of the Agora Centre on Church Street with the 

secondary frontage to Market Square/ Buckingham Street. 

6.47 The proposed development includes eight ground floor commercial units (Use Class E) totalling 903 sqm. 

Six of which front directly onto Church Street, enhancing and extending the primary shopping frontage 

along the length of the street. There will also be one unit fronting onto New Radcliffe Street and the Back 

Lane and two onto Market Square / Buckingham Street – which will reactivate a secondary shopping 

frontage. 

COMMUNITY USE 

6.48 Policy CC2 (Location of Community Facilities) supports the location of non-residential community facilities 

within town centres. The site-specific SPD also states that 500sqm of community use would be 

appropriate within the proposed development. Further to this, Objective 6 (Social, Cultural and Leisure 
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Facilities) of Wolverton Neighbourhood Plan aims to build Wolverton as a cultural hub and promoting 

practical projects which positively impact on the lives of local people.  

6.49 The scheme proposes a flexible ‘community space’ within Block C, measuring 105 sqm. We have been 

working with Future Wolverton and a local artist/entrepreneur, on plans for a young-person led social 

enterprise called ‘AGORA’ which will operate out of this unit. Further details of this proposal are outlined by 

Future Wolverton in Appendix 2. Initially, it is envisaged that the space will be used as a working hub for 

entrepreneurs or ‘homeworkers’. 

6.50 The inclusion of a Community Unit within the scheme is considered to be in accordance with the 

aspirations of the Agora Development Brief and the Wolverton Neighbourhood Plan.  

DESIGN 

6.51 The NPPF notes how the creation of high-quality places is fundamental to planning and the development 

process (Paragraph 124). Paragraph 127 sets out criteria for development proposals to ensure they: 

• function well and add to the overall quality of the area over the lifetime of the development; 

• are visually attractive; 

• are sympathetic to the surrounding built environment and landscape setting; 

• establish a strong sense of place; 

• optimise the potential of the site to accommodate; and 

• create safe, inclusive and accessible places. 

6.52 Plan:MK expands on this further in Policy SD1 (Place-Making Principles for Development), listing 19 place-

making principles to consider, including but not limited to: 

• Integrating, relating well to and enhancing the surrounding built environment in terms of connectivity 

and density, scale and materials and creating a positive character; 

• Adopting passive design measures to reduce energy demand; 

• Integrating SUDS; 

• Providing safe and pleasant routes for pedestrians and cyclists of all ages; 

• Locating development in the most accessible locations; 

• Maximising sustainable mobility solutions, and delivering real alternatives to private cars; and 

• Enhancing biodiversity. 
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6.53 Further to this, Policy D2 (Creating a Positive Character) sets out a series of objectives and principles 

which echoes those highlighted above including exhibiting a positive character and sense of place 

inspired by the local character, and using careful detailing.  

6.54 Policy D3 (Design of Buildings) similarly sets out a series of objectives and principles for new development 

to adhere to. These relate to the creation of a positive and common character across new developments, 

being of an appropriate scale, creating visual interest through facades, and employing high quality 

materials.  

6.55 At a more local level, Wolverton Neighbourhood Plan aims to improve, protect and enhance the quality of 

the local environment. Policy W1 sets out detailed design guidance for the redevelopment of the site, and 

echoes much of the guidance within the NPPF and Plan:MK. 

6.56 As explained above, and within the accompanying Design and Access Statement, the proposals have 

evolved through an extension and iterative design process including with MKC Development Review Forum. 

The design of the buildings responds to the surrounding context of the site and sets a positive, respectful 

yet modern character through the scale, massing, layout and detailing as well as the choice of materials. 

6.57 The table below shows how the scheme responds to each of the specific objectives of the Wolverton 

Neighbourhood Plan in turn. The table uses a ‘traffic light’ system to grade the compliance with each 

objective:  

Table 7.4 Compliance with Policy W1 of Wolverton Neighbourhood Plan  

Policy W1 Objective Proposed Scheme 
Follow the historic street grid and reinstate Radcliffe 
Street with a new pedestrian and cycle friendly 
route. (Reconnection of the Grid) 

The historic route of Radcliffe Street is reinstated, 
with the ‘Little Streets’ and ‘Back Lane’ aligning 
with nearby back alleys to reknit the scheme into 
the existing urban fabric of Wolverton. 

Provide an active retail frontage on the reinstated 
Radcliffe Street and Church Street with a mix of 
new ground floor units of modern size and 
standard, suitable for current retail, service and 
office requirements. (Scale and Orientation of New 
Development and Active Ground Floor Frontages) 

Active frontages are present on Radcliffe Street, 
to the Square and along Church Street. These are 
mix of sizes and suitable for current commercial 
requirements.  

Include development fronting Church Street, with a 
priority of around the junction with Radcliffe Street. 
(Development along Church Street) 

Development fronts onto Church Street across 
five different development blocks, with the 
junction to Church Street marked by the four-
storey building in Block A. 

Make a clear distinction between public and private 
spaces, particularly at the rear of buildings. (Public 
and Private Space) 

Public and Private spaces are clearly 
distinguished by appropriate boundary 
treatments, specifically brick walls and metal 
railings along the Back Lane – similar to those seen 
around Wolverton.  

Incorporate public open space around the junction 
of Church Street and the new highway link to The 

The frontages of Block B have been slightly set 
back from the pavement at this location, but it has 



LOVE WOLVERTON            PLANNING AND ECONOMIC STATEMENT
  

Pg 39/76            wearetown.co.uk 
 

Square, to improve the urban environment and 
support street markets and community events. 
(Street markets and community events) 

not been possible to viably deliver a public open 
space at this location.  
 
Street markets and community events may be 
able to take place within the new Pocket Park to 
the south of Block E and within the Square, fronted 
by the new southern frontages of Block A and E. 

Retain views of St George’s Church, in particular the 
spire, through breaks in development along Church 
Street. (Retention of Key Views) 

There are breaks in the development along Church 
Street which allow for views of St George’s Church 
and re-enforce the relationship with MADCAP. 
Views of St George’s Church are also afforded 
along the new Back Lane, visible from new 
Radcliffe Street. 

Be between two and four storeys in height with the 
taller buildings on the corners of the site and along 
the re-instated Radcliffe Street link between Church 
Street and The Square. (Building Heights) 

All buildings are between 2 and 4 storeys. Taller 
buildings are located in Block A, at the junction of 
Radcliffe Street/Church Street and fronting onto 
the Square, as well as Block F – forming a 
landmark building at the entrance to Church Street 
in the location of the former Technical College. 
 
Otherwise, houses are 2.5 storeys, including those 
on Radcliffe Street, and apartments located above 
retail units are 3 storey 

Where practicable ensure service yards do not 
conflict with private amenity space or private 
parking provision for residents or undermine the 
quality of the environment at the front. (Servicing) 

Servicing of commercial units will be taking from 
specific, flexible bays within an upgraded Church 
Street, these do not undermine the quality of the 
environment nor conflict with amenity space or 
private parking for residents.  
 
There are no rear service yards.  

Except in new residential development where 
parking should be designated to each unit, all 
parking should be accessible to town centre users, 
and include an element of on-street parking. 
Existing adopted highway access should be 
retained and enhanced where practicable.  (Parking 
and Existing Adoptable Highway Access) 

Residents parking is either allocated with the 
undercroft of Block A, or permitted on new, 
unadopted Radcliffe Street, the Back Lane or the 
Cut-through between Block’s D and F. 
 
Town centre parking in provided on Church Street 
and Buckingham Street, both of which are 
adopted highway. 

Integrate the existing Electric Bus Charging 
Infrastructure located in Church Street. (Electric Bus 
Charging Point Infrastructure) 

Following conversations with MKC Highways and 
Public Transport, we were advised not to replace 
the existing electric bus charging infrastructure on 
Church Street as it is out-of-date and underused. 

Improve cycling and walking links within the town 
centre, retaining existing pedestrian links such as 
that between St George’s Church and Church 
Street as practicable and viable. (Existing Adoptable 
Highway Access) 

Existing north-south pedestrian links across the 
site, including the link between St George’s Church 
and Church Street, are retained and enhanced as 
part of the Little Streets. 
 
A new cycling connection is provided along the 
Back Lane, connecting new Radcliffe Street and St 
George’s Way. This is reinforced through the co-
location of a new Santander NextBike 10-bike dock 
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and 8-bike Brompton Bike Hire dock located to the 
south of Block B. 

Include a mix of new housing which complements 
the existing provision 
and meets the particular needs of older people 
(extra care housing) and younger people 
(supported housing) …  

The proposed housing mix includes provision of 
housing for older people within Block C (Still Green 
Cohousing), whilst accommodation for younger 
people is available within the rental element of the 
scheme.  
 
The mix of family housing and apartments 
complements the existing provision in Wolverton, 
namely large Victorian terraced housing. 

Include a range of small to medium sized retail (50 
to 1000 square metres) and office units and 
workshops suitable for current town centre 
businesses that may require relocation and new 
occupiers. (Allow for a range of land uses and unit 
sizes) 

Eight commercial units are provided within the 
scheme, these range from 64 and 295 sqm. These 
will be predominantly retail. 
 
We are in discussions with Future Wolverton 
regarding the ‘Community Unit’ in Block C. 

Retain the existing London Plane trees and other 
trees where practicable replacing any trees lost as 
a result of development.  (Landscaping) 

Three large London Plane trees are retained within 
the Pocket Park to the south of Block E.  
 
75 new trees are provided within the proposed 
development.  

Include the introduction of water efficiency 
measures and new green infrastructure in the form 
or sustainable urban drainage systems which 
reduce flood risk and add ecological value and 
interest to the development. 

SUDs are used throughout the scheme, both 
within the public realm and rear residential 
courtyards, to reduce flood risk and add ecological 
value. 
 
Further ecological value is provided through the 
proposed planting, swift boxes and bee hotels. 

Street materials and street furniture should comply 
with the Public Realm Design Manual. (Public Realm 
materials and street furniture) 

The public realm, including street materials and 
street furniture comply with the Public Realm 
Design Guide Manual. 
 
Echoes of the footprint of the Agora Centre are 
proposed within the hardscaping of new Radcliffe 
Street, the undercroft in Block A and the Back 
Lane. 

Be of good design more in keeping with the 
Victorian architecture of the setting which 
preserves and enhances the character of the 
Conservation Area. Poor quality pastiche is not 
acceptable. (High quality architecture) 

The proposals are not pastiche. The architectural 
language of the scheme references historic 
features of Wolverton Conversation Area, 
including the materiality (Brick/Slate Roofs) as well 
as curved archways and concrete lintels.  

Ensure redevelopment is accessible to all users. 
(Access to All) 

The scheme is designed to be accessible to all as 
described in the accompanying Design and 
Access Statement, with 90% of housing has been 
designed to Building Regulations M4(2) standard 
with 10% to M4(3).   
 
We have been working with Still Green Cohousing 
and Accessible PRS specifically on Block C to meet 
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the needs of Still Green as an older person’s 
cohousing community. 

Subject to viability testing, new development will be 
zero carbon and resilient to the impact of climate 
change and served by a district heating network. 

Whilst the homes are not zero carbon owing to 
viability issues, the scheme has been designed to 
mitigate against the the impacts of climate 
change. This includes the likely provision of a 
renewable, community-owned on-site energy 
system including Photo Voltaic cells across all 
appropriate roofs and Air Source Heat Pumps, as 
well as passive design and high thermal 
performance. 

Ensure that the necessary on and off-site 
infrastructure, for example school places, and 
community facilities are provided to support and 
mitigate the impact of development. 

Community facilities are provided within the 
scheme.  

Source: Wolverton Neighbourhood Plan / TOWN  

6.58 The scheme is therefore is highly consistent with the specific objectives of Wolverton Neighbourhood Plan 

relating to the redevelopment of the application site, and design related policies of Plan:MK and the NPPF. 

6.59 Further details relating to the architecture, landscape and urban design are explained in the 

accompanying Design and Access Statement.  

LANDSCAPE AND PUBLIC REALM  

6.60 Policy D1 (Designing a High-Quality Place) sets out further objectives/principles for new development 

relating to the design of the public realm and landscape areas.  

6.61 The second part of Policy D5 (Amenity and Street Scene) discusses the siting, layout and design of vehicle 

parking, whilst the third part of the policy (c) sets out requirements for service areas, refuse and collection 

areas.  

6.62 The current site makes little contribution to the public realm and is a haven for anti-social behaviour given 

limited active surveillance owing to nearby boundary walls, the orientation of the Agora and its closure in 

March 2019. The car park similarly makes no contribution to the public realm of Wolverton town centre. 

6.63 The proposed development has been designed to follow objectives set out in the neighbourhood plan as 

shown in Table 7.4 of this section, as well as in accordance with Policy D1 and D5. Across the site, our 

proposal seeks to deliver the following substantial new areas of public realm in Wolverton town centre: 

1 Radcliffe Street – reinstatement of the historic street through the centre of the current footprint of the 

Agora, re-connecting Church Street and the Square. 

2 Church Street – proposed one-way system following consultation with the Agora Regeneration 

Stakeholder Group, Wolverton and Greenleys Town Council and to support enhanced bus stopping 
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arrangements, improved parking and a better pedestrian experience with a new street frontage along 

the southern side of the street.  

3 Little Streets – car-free ‘Little Streets’ located between residential blocks fronting on Church street will 

offer a safe, intimate space for residents to interact, play and move. The widths and treatments 

reference those of Wolverton’s first streets.  

4 Back Lane – an East-West mews inspired by Dutch ‘home zones’, providing a safe and social space for 

residents which prioritises pedestrians and cyclists over cars whilst also providing on-street car 

parking bays. 

5 Communal residential courtyards gardens – provided within residential blocks B, C, D and E, and 

designed with informal nature play and growing spaces as well as a grassy area, new trees and 

vegetation to provide a range of different semi-private spaces for residents.  

6 Pocket Park – located beneath the retained London Plane trees on Buckingham Street to the south of 

Block E, with seating, spill out from adjacent commercial units and opportunities for informal play as 

well as a strong frontage to Buckingham Street in keeping with existing building lines. 

6.64 As agreed with MKC during the preparation of this application, the planting strategy and materials within 

the courtyard of Block C will be subject to planning conditions to allow Still Green Cohousing group more 

flexibility and time in choosing their planting and materials. The strategy does propose final position of the 

hard landscaping, trees and location of flower beds. 

6.65 The proposal of a high-quality urban environment and public realm within Wolverton town centre is thereby 

in accordance with Policies D1, D2 and D5 of Plan:MK as well as Wolverton Neighbourhood Plan as shown 

above.  Further details are provided by Urbed within the Landscape Design section of the Design and 

Access Statement. 

PUBLIC ART 

6.66 Policy CC1 (Public Art) encourages the provision of public art and cultural activity to enhance the built 

environment and wider benefits for local people including improving quality of life, creating local 

distinctiveness, enhancing MK’s cultural life and providing a stimulus for tourism.  

6.67 The proposed development includes the relocation of the ‘Agora’ signage by Brian Jarvis (pictured below) 

which will be retained and restored during the demolition of the Agora Centre. This will be relocated onto a 

façade on Block E, fronting onto the Square in a key location within the town centre.  
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6.68 The footprint of the Agora building will be manifested in the public realm with changes in paving materials 

marking the edges of the existing building along Radcliffe Street, within the undercroft in Block A, the 

Pocket Park to the south of Block E and along the Back Lane, therefore creating further local 

distinctiveness within Wolverton town centre. It will be visible on Radcliffe Street, the Back Lane and the 

undercroft of Block A. 

6.69 The proposed development is thereby in accordance with the development plan on this issue. 

CLIMATE EMERGENCY & RESILLIENCE  

6.70 Milton Keynes Council declared a Climate Emergency on 23rd January 2019, in recognition and in action 

against the potential most devasting impacts of climate change. Indeed, it is recognised that the window 

to avoid this is narrowing and the need to reduce the man-made release of CO2 is critical. 

6.71 As recognised in the accompanying Sustainability Statement by Max Fordham, as well as the Transport 

Assessment by Civic Engineers, the construction industry and the way we move are two significant areas 

where we can take individual and collective action against the Climate Emergency in order to reach the 

UK’s legal obligation to be carbon neutral by 2050, and Milton Keynes Councils’ target to be carbon neutral 

by 2030. The proposed development sets out ambitions proposals in response to the Climate Emergency 

in these two areas which are summarised below.  
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SUSTAINABILITY 

6.72 Chapter 14 of the NPPF (Meeting the challenge of climate change, flooding and coastal change) requires 

new development to take a proactive approach to mitigating and adapting to climate change to avoid 

increase vulnerability to the effects of climate change (Paragraph 149), reduce greenhouse gas emissions 

through location, orientation and design (Paragraph 150), and increase the use and supply of renewable 

and low carbon energy and heat (Paragraph 151). 

6.73 Plan MK sets out rightly ambitious requirements for new development in Milton Keynes in seeking more 

energy efficient and lower carbon housing, including within Policy SC1 (Sustainable Construction) where 

there are 20 policy requirements relating to the materials and waste, energy and climate, and water.  

6.74 In addition, Policy SC2 (Community Energy Networks and Large Scale Renewable Energy Schemes) sets 

out a preference for low carbon and renewable energy schemes within new developments in Milton 

Keynes, including the expectation that developments of over 100 homes will consider the integration of a 

community energy networks. Lastly, Policy SC3 encourages low carbon and renewable energy generation 

developments that meet the needs of the local community. 

6.75 MK Futures 2050 sets an aim for Milton Keynes to be zero-carbon by 2030 and carbon-negative by 2050 

as a cornerstone of becoming the “greenest city in the world” and this is carried through in the MK 

Sustainability Strategy. 

6.76 At a more local level, the Wolverton Neighborhood Plan (Objective 3) requires that all new development is to 

be zero carbon, where viable.  

6.77 Whilst still in consultation, the Government’s Future Homes Standard will require new build homes to be 

future-proofed with low carbon heating and high-levels of energy efficiency by the time it’s introduced in 

2025, including a 20-31% reduction in carbon emissions by 2020 and 75-80% reduction by 2025.  

6.78 The Sustainability Statement confirms that design also incorporates the principles of sustainability early 

on in the design process to ensure that the use of material and construction methods are more than 

suitable in meeting the requirements of local and national policy and industry best practice.  



LOVE WOLVERTON            PLANNING AND ECONOMIC STATEMENT
  

Pg 45/76            wearetown.co.uk 
!

 

6.79! The scheme has been designed in accordance with Policy SC1, further details of this can be found within 

the accompanying Sustainability Strategy by Max Fordham. The intended strategy is summarised below:  

1! A low embodied carbon predominantly timber structural scheme being preferred 

2! Implementing an energy hierarchy with a fabric first approach with high thermal performance, far 

exceeding regulatory requirements  

3! All-electric heating technology including air source heat pumps 

4! Efficient services including mechanical ventilation with heat recovery (MVHR) and expected water 

consumption with no more than 110 litres/day/person 

5! A passive approach to mitigating overheating, with opening windows and deployable external blinds 

6! On-site renewable energy generation management and storage being considered, with 100% use on-

site through a community electricity microgrid (as shown above) including the provision of PV on the 

roofs where possible and a battery located in Block A. 

6.80! Overall, the Sustainability Statement suggests that the proposed residential units carbon performance is 

expected to be around !70% lower than the minimum requirements of Plan:MK, which themselves are 

stretching the performance associated with the regulations, and as much as an 80% reduction on 

Building Regulations. 
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MOVEMENT AND PARKING 

6.81 As mentioned there are significant overlaps between mitigating the climate emergency and providing 

sustainable transport options. This connection is picked up within the Strategic Objectives of Plan:MK, 

specifically Strategic Objective 13 which looks to mitigate the Borough’s impact on Climate Change and 

reduce CO2 emission through sustainable transport initiatives.  

6.82 Correspondingly, Plan:MK Strategic Objective 12 looks to manage travel demand through moving away from 

private vehicles towards smart, shared and sustainable mobility, promoting improvements to public 

transport, and encouraging walking and cycling. Further to this, Plan:MK sets out policy requirements 

within the below listed policies: 

1 Policy CT1 (Sustainable Transport Network) – promoting sustainable development that minimises the 

need to travel and reduce dependence on the private car 

2 Policy CT2 (Movement and Access) – support a transition to a low carbon future by providing safe, 

suitable and convenient access and offer maximum flexibility of travel modes 

3 Policy CT3 (Walking and Cycling) – enable access to employment, essential services and community 

facilities by prioritising pedestrians and cyclists and including facilities to support walking and cycling 

4 Policy CT5 (Public Transport) – meet the needs of public transport users and operators  

5 Policy CT6 (Low Emission Vehicles) – provide electric charging points to maximise sustainable travel 

models  

6 Policy CT10 (Parking Provision) – meeting MK’s Parking Standards unless mitigating circumstances 

dictate otherwise. 

6.83 Policy HN1 (Housing Mix and Density) of Plan:MK states that where developments with no or low levels of 

parking are proposed, to achieve higher densities that help to achieve wider strategic objectives, they 

need to demonstrate good accessibility to frequent public transport services, a high level of amenities 

including schools and employment. 

6.84 This is echoed within the further Wolverton Neighbourhood Plan, specifically Objective 1 (Transport and 

Movement) which sets out the Community’s aims to i) improve movement and accessibility to services and 

facilities within the town centre, ii) support a shift towards more sustainable modes of transport and 

reduce the need to travel by car, iii) improve the safety of walking and cycling and improve the 

management of parking and streets. 

6.85 The Milton Keynes Future 2050 Commission by the Milton Keynes Futures 2050 notes that ‘many of the 

young professionals attracted to the city as our economy grows will follow the pattern being seen 
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nationally of choosing not to own a car’, further showing a shift away from the private car similar to that 

suggested in national and local policy.  

6.86 The Milton Keynes Transport Vision and Strategy LTP3 2011 to 2031were developed to: 

1 Provide real and attractive transport choices to encourage more sustainable travel behaviour as Milton 

Keynes grows; 

2 Support economic growth of the Borough through the fast, efficient and reliable movement of people 

and goods; 

3 Reduce transport based on CO2 emissions to help tackle climate change; 

4 Provide access to all key services and amenities in Milton Keynes; 

5 Improve safety, security and health; 

6 Contribute to quality of life for all MK residents; and 

7 Establish a development framework that embraces technological change. 

6.87 The strategy raises various avenues for the Council to explore further, including investment to develop 

Transport Hubs, fund electric car share and bike schemes, and contribution to incentivising the usage of 

shared transport schemes. 

6.88 A Transport Assessment has been prepared by Civic Engineers to further assess the proposals against 

policy and guidance. 

Providing Alternatives 

6.89 In a bid to move away from the dependency on private vehicles as required by the above policy and 

guidance, and given the sites sustainable and accessible location within Wolverton town centre with a 

high level of amenities, the transport strategy for the development has a large emphasis on sustainable 

movement options as summarised below: 

High-Quality Bus Stop, Improved Bus Lay-Over Arrangement and One-Way System on Church Street 

6.90 Wolverton is well-served by buses, with many services in MK beginning and ending in Church Street. As 

recognised in the Agora Development Brief (2013) ‘buses dominate and undermine the street scene’ on 

Church Street, and with buses laying over within the existing carriageway it results in conflicts between 

the buses, vehicles and cyclists.  

6.91 The proposed development will benefit bus users in line with Plan:MK Policy CT1, CT2 and CT5 by providing 

a new high-quality bus shelter with seating and a real-time passenger information and a new bus layby 

which can accommodate four buses off the carriageway thereby reducing the current conflicts with other 
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road users. This is achieved by the creation of a new one-way system along Church Street (subject to 

relevant approvals by the Highways Authority), which was welcomed by MKC Public Transport during pre-

application discussions, and has been a long-held aspiration by Wolverton and Greenleys Town Council 

and the Agora Regeneration Stakeholder Group. The proposal is further supported by the decision taken by 

MKC in December 2019 to pledge funds to investigate this further.  

Sustainable transport hub for Wolverton 

6.92 The proposed development includes elements of a new sustainable transport ‘hub’ for Wolverton, which 

can be used by existing and new residents in the town. It includes:  

• 2x Electric Car Club vehicles located on Buckingham Street reducing the need for car ownership within 

the town; 

• An 8-bike Brompton Bike Hire dock located to the south of Block B on the Back Lane enabling users to 

travel using multiple modes across the across the course of the day; 

• A 10-bike NextBike Santander Cycles Dock, initially with 5 bikes will be located to the south of Block B, 

next to the Brompton Dock. This will connect to the existing strong network of NextBike cycle docks in 

Milton Keynes. It will be the first dock in Wolverton. 

6.93 Residents of the scheme will receive vouchers entitling them to memberships and free usages of the 

above. Further details of this can be found in the Transport Assessment.  

6.94 The above measures will help to reduce the reliance on the private car for the new residents of the 

proposed development and existing residents of Wolverton, promoting shared sustainable transport 

options in line with Policy CT1 and CT3 as well as the objectives of the Wolverton Neighbourhood Plan and 

MK Futures 2050 report. 

High Cycle Parking and Accessibility  

6.95 A total of 167 cycle parking spaces are provided in secure cycle stores across the scheme for the new 

residential dwellings. As detailed in the Transport Assessment, this exceeds the requirement by Plan:MK 

CT3 and the Parking Standards SPD. 

6.96 20 publicly accessible cycle stands are proposed for the retail units, town centre visitors which are 

located on Church Street, Radcliffe Street and the Back Lane. 

6.97 With Church Street becoming one-way westbound, informal cycling access will be taken through the 

development along the Back Lane where it will connect eastwards to St George’s Way. This will be safer for 

cyclists as they no longer have to navigate buses on Church Street. 
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6.98 Overall, the development prioritises cycling as a sustainable method of transport in line with the scheme’s 

ethos and Plan:MK policies. 

Improved Pedestrian Connectivity and An Enhanced 15-Minute Neighbourhood 

6.99 The Agora and car park currently act as a visual and physical barrier between existing pedestrian routes 

in Wolverton town centre. The proposed scheme reinstates ‘lost’ routes following the construction of the 

Agora, including: 

• Radcliffe Street between Block A and B/E connecting Church Street to Buckingham Street,  

• ‘Little Streets’ as described earlier between Blocks B and C, D and E connecting Church Street to the 

Back Lane and to the pedestrian routes which connect onto Buckingham Street; and 

• Cut Through between Blocks D and F.  

6.100 These routes are connected via the Back Lane, which is akin to the Victorian character of Wolverton, and 

help to create a permeable town centre environment.  

6.101 Further to this, the provision of commercial units in the ground floors will complement the existing facilities 

in Wolverton town and make it truly a 15-minute neighbourhood which will service the day-to-day needs of 

new and existing residents and reduce the need for car use whilst simultaneously promoting walking in 

line with Policy CT1 and CT3.  

Restricted Car Parking & EV Charging  

6.102 As previously set out, Wolverton is a 15-minute neighbourhood with high access to amenities and 

alternative transport options including train station, bus terminus, cycle ‘redways’ and the scheme’s 

proposals for a car club and a Santander Bike Dock, and as the Census data suggests Wolverton (1.1 cars) 

has lower car ownership in comparison to MK more generally (1.3 cars). 

6.103 The SPD for the site states “given the site’s town centre location, the actual amount of car parking needed 

may be lower” than the adopted standards. In addition, the site-specific policies require a ‘historic fine 

grain urban structure’ with ‘on-street parking’ in keeping with Wolverton’s strong character.  

6.104 MKC indicated a likely move away from the rigid standards during early consultation for new parking 

standards. As previously mentioned, MKC also declared a Climate Emergency in 2019, simultaneously 

declared ambitions to be ‘the world’s greenest city and most sustainable’ through three sustainable 

principles, including low emissions.  

6.105 Therefore, reducing the provision of private car parking and promoting other sustainable modes such as a 

new Car Club, Cycle sharing scheme within the scheme, as well as enhancement to the bus stop support 
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this objective entirely and is entirely in accordance with sustainable transport policies in Plan:MK, as well 

as Policy HN1. 

6.106 In line with the scheme’s sustainable ethos, and in light of the above measures to reduce the reliance on 

private vehicles, the scheme does not provide a policy-compliant level of car parking for new residential 

dwellings or the commercial dwellings. Instead, it looks to encourage its residents and users of the town 

centres to use more sustainable transport modes in line with the aspirations of Plan:MK, the Wolverton 

Neighbourhood Plan and MK Futures 2050 report.  

6.107 In total, 88 car parking spaces are proposed for the residential development with 100% passive provision 

for EV charging points, within four parking zones across the scheme –  

• Block A Undercroft (24 spaces);  

• Radcliffe Street (19 spaces);  

• Back Lane (38 spaces); and  

• the Cut Through (7 spaces).  

6.108 These 88 spaces, will be divided accordingly: 

• 15 spaces will be dedicated to Still Green Cohousing who will occupy the 29 units within Block C; 

• 8 spaces will be dedicated for electric vehicle charging only; 

• 54 spaces will be dedicated to residents within the 54 larger rental dwellings (2b4p or above) who will 

be able to lease a car parking space as a right; and 

• The remaining 11 spaces will be placed into a ‘pool’ and will be available to the residents of the 32 

smaller dwellings within the rental scheme who will be able to lease the spaces. 

6.109 Visitor parking will be permitted on Radcliffe Street/Back Lane and will have to display a visitor permit for 

the development.  

6.110 18 town centre car parking spaces will be provided along the southern-side of Church Street and the 

northern side of Buckingham Street. These spaces include the provision of 2x electric car clubs. 

6.111 Further details of the parking strategy can be found in the Transport Assessment, including the 

management strategy.  

RESIDENTIAL AMENITY 

6.112 Policy D5 (Amenity and Street Scene) looks to create and protect a good standard of amenity for buildings 

and surrounding areas, specifically relating to: 

1 Satisfactory Sunlight and Daylight within buildings and open spaces;  
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2 Dual Aspect dwellings allowing passive ventilation; 

3 External private or shared communal garden space, in its extent and design, to meet the reasonable 

needs of users;  

4 A reasonable degree of privacy and seclusion within living areas and shared gardens; 

5 Not overbearing existing buildings and open spaces; and 

6 Satisfactory outlook from within buildings and private/communal gardens. 

6.113 In addition, Policy HN1 (Housing Mix and Density) also states that where public open space provided would 

be below required by other policies, notably Policy L4 (Public Open Space Provision in New Estates, and its 

reference to the Council’s Leisure, Recreation and Sports Facilities SPG), in order to achieve higher 

densities then proposals are required to ensure proposed amenity space is designed and provided to an 

exceptional quality and demonstrate there is sufficient space within reasonable proximity of the site. 

Daylight/Sunlight & Dual Aspect 

6.114 The massing of the scheme follows principles which encourage good levels of daylight and sunlight: 

1 All dwellings are dual or triple aspect;  

2 The proposals are of a reasonable scale, ranging between 2 and 4 storeys; 

3 Dwellings are either located within open-ended, U-shaped perimeter blocks (Block B, C, D and E), 

standalone block (Block F) or within a perimeter block (Block A). 

6.115 A Daylight/Sunlight study has been undertaken in accordance with methodology in the BRE Report (Site 

Layout Planning for Daylight and Sunlight: a guide to good practice (2011) – namely the 25- and 45-degree 

test - to assess the impact of the proposed development on existing adjacent properties on Church Street 

and Buckingham Street. Further details of this test can be found within the Design and Access Statement.  

Private or Shared Amenity Space & Privacy 

6.116 The scheme proposes different types of private and communal amenity spaces for different dwellings in 

order to meet reasonable needs of residents, these are set out below: 

• Three- and four-bedroom houses within Block A have rear private gardens and private terraces. 

• Three- and four-bedroom houses in Block A, B, D and E mix of have a 4.5m-5m rear private garden and 

access to shared communal gardens. Some will have private balconies. Whilst it would be possible to 

accommodate larger gardens, the communal gardens have been designed to encourage 

neighbourliness and a stronger sense of community. 
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• Apartments within Block C designed jointly with Still Green Cohousing, with a rear access walkway also 

providing semi-private balcony space overlooking the garden. Residents also have access to the 

shared, communal garden which has been designed to a brief provided by Still Green. 

• Most apartments within Blocks A, B, D, E, and F have private balconies or terraces. These have been 

positioned away from Church Street. 

6.117 The shared communal gardens are designed to ensure privacy with appropriate boundary treatments, 

trees and other vegetation as well as grassed areas, secluded areas and communal growing and play 

facilities; and provide visual amenity from overlooking dwellings. 

6.118 Details relating to the above policy are discussed in the accompanying Design and Access Statement, 

which confirms compliance with Policy D5. 

Accessibility 

6.119 Policy HN4 (Amenity, Accessibility and Adaptability of Homes) requires new homes to meet the Nationally 

Described Space Standards (‘NDSS’). Within the proposed development, 100% of the units meet or exceed 

relevant NDSS, and on average units are 7.5% larger. 

6.120 Additionally, Policy HN4 requires at least 60% of new dwellings across market and affordable tenures are 

expected to be built to M4(2) standards for accessible and adaptable dwellings and 5% to M4(3) 

wheelchair accessible standards. As set out within the Design and Access Statement, the scheme will 

provide 90% of the dwellings at M4(2) or better, with 10% designed to M4(3) standards in accordance 

with Policy HN4. 

INNOVATIVE DESIGN AND CONSTRUCTION 

6.121 Policy D4 (Innovative Design and Construction) encourages 10% of new dwellings in developments of 50 

units or more to incorporate innovative design features and modern methods of construction.  

6.122 Aligning with this, the proposed development is expected (subject to feasibility) to be constructed using 

cross laminated timber (CLT), which is manufactured off-site and erected on-site. Other design innovations 

are discussed elsewhere in this section, and within the Housing Statement. The proposals are therefore 

meet the requirements of the development plan.  

6.123 Further details can be found in the accompanying Housing Statement.  

HERITAGE & ARCHAEOLOGY 

6.124 As previously mentioned, the demolition of the Agora has previously been approved by MKC in December 

2019 and therefore this application does not assess or include the demolition of the Agora Centre. 
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6.125 The NPPF requires an assessment to be made as to whether the proposal 'sustains and enhances the 

significance of the heritage assets, making a balanced judgement having regard to the scale of harm or 

loss and significance of the heritage asset'. Further, Paragraph 192 states that local planning authorities 

should take account of the desirability of new development making a positive contribution to local 

character and distinctiveness of the historic environment, whilst Paragraph 200 encourages local 

planning authorities to look for opportunities for new development within Conversation Areas and within 

the setting of heritage assets to “enhance or better reveal their significance”. 

6.126 Policy HE1 of Plan:MK states proposals will be supported where they sustain and, where possible, enhance 

the significance of heritage assets which are recognised as being of historic, archaeological, architectural, 

artistic, landscape or townscape significance. 

6.127 Similarly, the neighbourhood plan’s vision highlights the importance of the ‘town’s rich and proud railway 

heritage’ and this is carried forward into Objective 2 of the Plan, which looks to conserve and enhance 

Wolverton’s heritage. Policy W2, relating to the redevelopment of the site, requires any development to 

‘enhance views of the listed St George’s Church and other key buildings such as The Wesleyan Chapel and 

St George’s Institute (previously known as MADCAP, now the King’s Church Community Centre).’ 

6.128 The application site is located within Wolverton Conservation Area. The accompanying Heritage Statement 

notes the negative impact the Agora Centre has on the conversation area and nearby listed buildings 

through its uncharacteristic scale, unsympathetic modern design and obstruction of views. Planning 

consent for its demolition was granted in December 2019 under reference 19/02989/CON. 

6.129 The proposed development makes the following positive contributions to Wolverton Conservation Area 

and the settings of nearby listed buildings: 

• Six blocks of residential accommodation and commercial uses will reinstate the traditional, tight grid 

street pattern of Wolverton which defines the town; 

• Through the reinstatement of Radcliffe Street, creating a new connection between the historic 

commercial area in the town centre, Church Street and the secondary retail area around The Square 

as well as the residential streets in the south of the Conversation Area; 

• Introduction of appropriately scaled and arranged buildings with an extremely high level of contextual 

design; and 

• The use of a consistent and locally appropriate material palette, based around brick and slate in 

addition finer details including archways and lintels which nod to the Victorian architecture which 

characterises the town and the inclusion of the footprint of the Agora Centre in the public realm and 

the Agora 1979 sign by Brian Jarvis on the southern façade of Block E.  
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6.130 The statement concludes that the heritage benefits of the scheme are manifest, and that the scheme 

“should be celebrated for its exemplary design quality as a best-practice demonstration of contextual 

development within a sensitive historic environment”, therefore ensuring that the proposed development 

is wholly in accordance with Policy HE1 of Plan:MK and the NPPF, in making a positive contribution to local 

character and distinctiveness and significantly enhancing Wolverton Conservation Area and the setting of 

nearby listed buildings. 

6.131 Further details can be found within the accompanying Heritage Assessment, including Archaeology by 

Iceni.  

ARCHAEOLOGY  

6.132 The NPPF states that where a development site has the potential to include heritage assets with 

Archaeological interest, developers are required to submit a desk-based assessment.  

6.133 The site does not affect an unscheduled site of known archaeological interest or has the potential to 

include heritage assets with archaeological interest as confirmed by Milton Keynes HER. The Ground 

Investigations Report has shown that infilled Victorian cellars are present across the site, therefore pre-

Victorian archaeological remains are likely to have been lost. 

6.134 The accompanying Heritage Statement, including Archaeology, references material submitted within 

previous application for the redevelopment of the site (ref. 15/00913/FUL) which further confirms the site is 

of little archaeological significance. In response, the MKC Archaeology officer offered no comments on the 

application. On this basis, no further investigation has been undertaken in relation to archaeology on the 

site. 

ECOLOGY AND TREES  

6.135 The NPPF states that development should contribute to and enhance the natural and local environment 

(Paragraph 170), protecting and enhancing valued landscapes and sites of biodiversity. Future legislation is 

likely to introduce a minimum requirement for a 10% biodiversity net gain to all development nationally.  

6.136 Policy NE3 (Biodiversity and Geological Enhancement) of Plan:MK states development proposals need to 

maintain and protect biodiversity and geological resources, and wherever possible result in a net gain in 

biodiversity. 

6.137 The Agora Development Brief (2013) recognises the inevitable tree losses within the car parking in order to 

restore the original street layout within the proposed development. In addition, the Wolverton Conversation 

Area notes that trees are generally absent from the streets in Wolverton.  
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6.138 The Wolverton Neighbourhood Plan states that where possible the London Plane trees on Buckingham 

Street should be retained.  

6.139 There are no sensitive landscapes within the vicinity of the site. The submitted Ecological Assessment 

states that the application site is of very low ecological value, noting that the vast majority of the site 

contains habitats of negligible value. 

6.140 The application site includes 72 trees, including 55 individual trees and three groups of trees containing 

the remaining 17 trees. Many of these are covered by a TPO. Of the 72 trees, 18 trees and 2 tree groups are 

Category C (Low Value), 32 trees and 1 tree group are Category B (Moderate Value), 4 are Category A (High 

Value) and 1 are Category U (Unsuitable). Overall, the proposal will require the removal of 60 trees. These 

are largely low and unsuitable value. The proposals include the retention of 3 large London Plane trees 

within the Pocket Park to the south of Block E (2 High Value, 1 Moderate) as per the requirements of 

Wolverton neighbourhood plan. 

6.141 The Landscape Masterplan prepared by Urbed proposes 75 new trees being planted, including 18 edible 

fruit trees within resident gardens. The Arboricultural Impact Assessment submitted with this application 

assesses the impact of the proposals on trees, and concludes that the proposed development will 

represent a quantitative and qualitative improvement on the existing situation. 

6.142 In addition to enhanced tree planting, the Landscape Design Statement and Ecological Assessment 

submitted with the application identify the provision of the following ecological mitigation and 

enhancement across the site: 

1 High quality soft landscaping including native species or species of recognised wildlife value, including 

scrubs plants and perennial herbs and grasses; 

2 Swift boxes; and 

3 Bee nesting bricks. 

6.143 The Ecological Assessment concludes that the proposed development will deliver substantial net gains as 

determined by habitat-based units of 68% (DEFRA metric) and 100% (Warwickshire Method) through an 

increased area of vegetation and predominantly provision of an landscape with greater ecological in line 

with the requirements the NPPF and Policy NE3 of Plan:MK. 

FLOOD RISK AND DRAINAGE  

6.144 The NPPF states that inappropriate development in areas at risk of flooding should be avoiding by directing 

development away from areas at highest risk. Similarly, both, Policy FR1 and FR2 of Plan:MK echoes the 

NPPF, and states that all new development must incorporate a surface water drainage system.  



LOVE WOLVERTON            PLANNING AND ECONOMIC STATEMENT
  

Pg 56/76            wearetown.co.uk 
 

6.145 The Wolverton Neighbourhood Plan also requires, subject to viability, “water efficiency measures and 

sustainable urban drainage systems which reduce flood risk and add ecological value and interest to new 

development”. 

6.146 The application site and surrounding area are entirely located within Flood Zone 1 and therefore have a low 

risk of flooding from rivers or sea making it a preferred area for residential development.  

6.147 The accompanying Flood Risk Assessment and Drainage Strategy confirms that the proposed 

development will use a combination of piped system and discharge to the existing public foul sewer and 

SUDS in the form of rain gardens and proprietary below ground attenuation tanks. It confirms that the 

development is at a low risk of flooding, and can be carried out without increasing the risk of flooding to 

surrounding properties. 

ENVIRONMENTAL POLLUTION 

6.148 The NPPF states in Paragraph 170e that planning decisions should contribute to and enhance the local 

environment, specifically relating to “unacceptable levels of soil, air, water or noise pollution or land 

instability.” 

6.149 Similarly, Policy NE6 (Environmental Pollution) of Plan:MK sets out the Council’s approach to avoiding an 

“unacceptable impact on human health, ground water, general amenity, biodiversity or the wider natural 

environment”. 

NOISE & VIBRATION 

6.150 The accompanying Noise Impact Assessment considers the existing noise climate in Wolverton town 

centre – particularly along Church Street, as well as indoor ambient noise levels, an overheating study and 

the potential noise impact from external plant.  

6.151 It concludes that in regard to plant noise the scheme will comply with anticipated planning condition limits 

and represent a low impact in the context of a BS4142 assessment, whilst overall the acoustic 

requirements comply with BS8233:2014 guidance for internal and external noise and in line with local 

policy. 

AIR QUALITY 

6.152 The site is not located within an Air Quality Management Area (AQMA). The closest AQMA is in Olney, 

approximately 12.5km to the north-east of the site. The accompanying Air Quality Assessment assesses 

the impacts of the development, both during construction and operation, on air quality following IAQM 

guidance which is referred to in Plan:MK. The operational air quality impact will be “slight”. 
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LIGHTING POLLUTION 

6.153 The accompanying Lighting Assessment concludes that the lighting design at the proposed development 

will meet the amenity needs of the variety of areas across the scheme, from the Little Streets to disabled 

access routes, as defined by the relevant standards and the Milton Keynes Street Lighting Specification in 

line with Plan:MK. 

ENVIRONMENTAL POLLUTION – SUMMARY 

6.154 The development has therefore been assessed against industry best practice as well as the policy 

requirements of Plan:MK and is in high accordance with both as described above.  
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7.0 PLANNING OBLIGATIONS 
7.1 Paragraph 56 of the NPPF states that planning obligations must only be sought where they are necessary 

to make the development acceptable in planning terms, directly related to the development and fairly and 

reasonably related in scale and kind to the development. These tests are derived from Regulations 122 and 

123 of the CIL Regulations 2010 (as amended). 

7.2 In light of the high accordance with the ambitious policies of Plan:MK and the site-specific policies and 

guidance within the Wolverton Neighbourhood Plan and Site-Specific SPD, the anticipated the S106 

obligations will cover the following: 

• 31% affordable housing for rental accommodation in the form of ‘Affordable Private Rent’ (as defined 

by Annex 2 of the NPPF) (Block A, B, D, E and F) to a mix of unit types and sizes already agreed with 

MKC Housing;  

• 14% Affordable Housing for ‘Social Rent’ tenure within Still Green Cohousing (Block C) which are to be 

one-bed flats for occupation by over-50s only to maximise affordability for eligible older persons; 

• provision of a 105sqm Community building built to shell-and-core standard for long-leasehold 

occupation and management by a local social enterprise which is proposing to provide training and 

employment opportunities for young people (in Block C); 

• Implementation and monitoring of proposed Travel Plan; 

• provision of 2x electric Car Club vehicles with membership open to all residents of Wolverton; 

• provision of a Brompton Bike Dock for everyday commuter travel, the first in Milton Keynes, with 

membership open to all residents of Wolverton; 

• provision of a NextBike Bike Dock for everyday travel around Milton Keynes, the first in Wolverton, for 

public use in accordance with MK-wide NextBike provision; 

• installation of a new high-quality bus shelter on Church Street with live timings; 

• public art provision in the form of the former Agora Centre delineated in the paving across the 

proposed development and the restoration of the Brian Jarvis ‘Agora’ sign to be relocated within the 

development; and 

• commitment to Carbon-offsetting through Milton Keynes Council’s fund for new developments. 

7.3 A Viability Report justifying the proposed Obligations, prepared by Savills, has been submitted as a part of 

the application. This follows discussions with the Council. 

7.4 The proposals also include a number of elements of new infrastructure which do not fall within the 

definition of Paragraph 56 of the NPPF and are not intrinsic to the redevelopment of the site but provide 
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public benefits which form part of the terms of the disposal of the Agora Car Park by Milton Keynes Council 

to Love Wolverton Ltd.  These are: 

• full re-instatement of Radcliffe Street as a public right of way between Church Street and the Square – 

a historic route in Wolverton town centre; 

• provision of a new Pocket Park to the south of Block E with full public access; and 

• public realm improvements on southern side of Church Street and northern side of Buckingham Street 

to include wider pavements, new town centre parking spaces and street trees and achieving an 

improved bus-layover arrangement to alleviate current clashes on Church Street. 

7.5 It may be appropriate to use a mechanism such as S106/S278 agreement and/or Unilateral Undertaking to 

ensure these benefits are delivered. This will be discussed further between the Council and the applicant 

during the determination period. 
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8.0 ECONOMIC STATEMENT 
INTRODUCTION 

8.1 This section of the Planning Statement comprises the Economic Statement which details the regeneration 

benefits from the proposed development, including: 

1 Floor Space Proposed for Each Use;  

2 Details on Creating and Supporting Jobs – Construction and Operation;  

3 Benefits accruing to the Local Authority; 

4 Community Benefits; 

5 Contributing to The Council’s Strategies; and  

6 Supporting the Council’s Regeneration Strategies.  

8.2 Lichfields was commissioned to assess the economic benefits for the proposed development at the Agora 

Centre, within the administrative boundary of Milton Keynes Council. An infographic has been produced 

which summarises these findings, and can be found in Appendix 3 of this report. The figures produced for 

the infographic form the basis of this report. 

8.3 The loss of the Agora Centre was assessed under a separate planning application for its demolition. This 

received planning permission from MKC on 20th December 2019 (application ref. 19/02989/CON), and 

therefore this application does not cover the loss of retail floorspace which has been accepted in principle 

by the extant demolition permission. 

STRATEGIC CONTEXT 

8.4 This application is made at a time of economic volatility and change unprecedented in recent decades.  

The long-term impact of pandemic conditions, leaving the European Union and the fiscal and monetary 

measures being taken or to be taken in the future in response to these events cannot be underestimated. 
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8.5! Against the backdrop, there continues to be extensive debate about 

the future of the ‘high street’. Evidence from the Centre for Cities4 

shows that major regional centres with a high concentration of 

university and white-collar employment, including MK, have seen the 

steepest decline in footfall and spend, while secondary centres that 

serve a predominantly residential population have fared relatively well, 

with footfall and spend up in some cases. 

8.6! The picture for smaller high streets like Wolverton is more complex still. 

Data is not available for the pandemic period, but initial suggestions 

are that trends already observable (see High Streets in Great Britain, 

March 2020 (ONS)) have been exacerbated.  These include: 

1! High streets with dense residential catchments in easy walking 

distance, including residential on the high street, faring relatively well as more people work from home; 

2! High streets with more of a focus on retail service and essential goods, rather than comparison 

shopping, faring relatively well as the switch to online goods shopping continues; 

3! High streets with attractions other than shopping, such as high-quality public space with low traffic, 

cafés etc with spillout space, doing relatively well as people rely more on their immediate locality for 

amenities and leisure and increasingly value good quality outside space. 

8.7! Discussions with local property agents suggest that Wolverton has exhibited resilience in recent months, 

with a relatively high proportion of ‘essential’ retail services, most local businesses continuing to trade, few 

new voids and comparatively good levels of rent collection. A contributing factor is likely to be the 

compact, accessible nature of the town, with most residential areas that provide the core demand load 

within a short walk and lots of people living on the high street itself (Ordnance Survey data shows that, 

even along the main ‘high street’ activity areas of Stratford Road and Church Street, residential addresses 

(189no.) outnumber retail addresses (A-class; 134no.). It is truly a 15-minute neighbourhood. 

8.8! The Agora Development Brief, adopted in 2013, suggests that between 2,500sqm and 4,500sqm of space 

within a regeneration scheme for the Agora and car park could be retail, community and commercial office 

(including incubator) space – 20-33% of total suggested floorspace of 15,000-16,000sqm. The Wolverton 

Neighbourhood plan does not specify amounts/proportions but requires development to “provide an active 

retail frontage on the reinstated Radcliffe Street and Church Street with a mix of new ground floor units of 

modern size and standard, suitable for current retail, service and office requirements.”  
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8.9 In the current climate, provision of new commercial and community uses in Wolverton town centre has to: 

1 strike a balance between meeting the longstanding policy goal of a mixed-use development that helps 

activate the town centre with a heightened risk of creating excess capacity; and 

2 focus on the qualitative aspects – suitability of proposed space for potential occupiers, differentiation 

with the existing offer, spatial distribution to maximise the reinforcement of connectivity between 

existing commercial areas, and – above all – adaptability to future uses. 

8.10 As such, the provision described below is lower than required by policy but reflects a strategy of: 

1 locating non-residential uses on street-corner ground floors where they will be visually prominent, 

activate the street, attract footfall and reinforce the existing retail ‘loop’ of Church Street and The 

Square; 

2 focusing commercial space into relatively small units designed in such a way that they are readily 

occupiable for retail, fronted office or workspace uses; and 

3 careful market research (including post-Covid) to establish likely demand for space among uses that 

complement what already exists within Wolverton town centre (and/or where existing uses could move 

to grow or consolidate). 

FLOOR SPACE PROVIDED FOR EACH USE 

8.11 An accommodation schedule is attached in Appendix 4. The table summarises this schedule by Use Class:  

Floor Space provided for Each Use Class 

Use Class Floorspace (sqm) 
C3 (Residential) 
              86 Rental dwellings 7,544 
29 Cohousing dwellings  1,933 
Common House in Block C  146 
Sub Total  9. 623 
Non-Residential 
             Use Class E (Commercial) in Blocks’ A, B, D and E 903 
             Use Class F2(b) (Community Use) in Block C 105 
              Sui Generis (Drinking Establishment) in Block E 83.5 
Sub Total  1,008 
Total (excluding communal and circulation) 10,631 
Total (including communal and circulation) 12,039 
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LOCAL AUTHORITY BENEFITS 

Council Tax 

8.12 The 115 units proposed are a range of sizes and tenures which are predicted to be within Council Tax Bands 

A to H. In total, this equates to £194,000 per year (at current rates) to Milton Keynes Council during the 

operational phase of the development. 

New Homes Bonus Payments 

8.13 The Council will also receive £752,000 in New Homes Bonus Payments over a four-year period and £71,000 

in business rates revenues per year for the commercial units – assuming no changes in either regime. 

Planning Contributions 

8.14 Please see Section 8 of this report. 

DETAILS ON CREATING AND SUPPORTING JOBS – CONSTRUCTION AND OPERATION  

Construction Benefits  

8.15 During the 20-month construction phase, the scheme has the following economic benefits: 

• A construction value of £30.3m;  

• An economic output (i.e. additional GVA p.a during the construction period) of £53.4m GVA; 

• 310 direct full-time equivalent construction jobs per annum; and  

• Supporting a further 468 indirect/induced jobs. 

Operational and Expenditure Benefits  

8.16 The proposed development will bring forward 115 units. The new homes, their residents and their spending 

can be regarded a key regeneration benefit of the scheme for Milton Keynes. Even if residents previously 

lived in the area, as it can be reasonably assumed that their previous accommodation will be readily re-

occupied. 

8.17 The scheme proposes the following economic benefits during operation: 

• It is expected that the first occupational expenditure, i.e. the money spent by new residents to make a 

house ‘feel like home’, will equate to £633,000; 

• Resident expenditure within local shops and services in Milton Keynes is estimated to be £2.2m per 

year. This increased expenditure in the local area will support 26 full-time equivalent jobs; 
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• As a result of the eight proposed commercial and community units on Church Street, Radcliffe Street 

and Buckingham Street, 46 direct full-time equivalent jobs. 21 full-time equivalent supply chain jobs will 

also be supported; and 

• Overall, the additional gross value-added economic output of the scheme per year is £2.3m.  

COMMUNITY BENEFITS 

8.18 The scheme delivers the following community benefits through the regeneration of this site in Wolverton 

town centre: 

• Reinstating the historic route of Radcliffe Street, a key priority for the town as shown within both the 

Wolverton Neighbourhood Plan and Site-Specific SPD; 

• Substantial enhancement of Wolverton Conversation Area and the setting of nearby listed building 

through sensitive and respectful residential-led development; 

• Revitalising the town centre with the introduction of active frontages in the form of a range of 

commercial units on the southern side of Church Street and onto the Square, providing opportunities 

for micro and SMEs who currently aren’t provided for in this part of MK; 

• Provision of a community unit for occupation and management by a local social enterprise which is 

proposing to provide training and employment opportunities for young people; 

• New food and beverage focussed units which will enable people to ‘spill out’ onto the Square and a 

new Pocket Park to the south of Block E which retains three London Plane trees; 

• Transformation of the town centre through public realm improvement works on Church Street 

including a one-way system (subject to relevant approvals and funding), as well as new bus stop 

arrangements, formalised parking and the two car-free Little Streets; 

• Delivering a range of much-needed new housing into the local area, from 1-bedroom apartments to 4-

bedroom family houses; 

• Provision of a new sustainable mobility hub for Wolverton Town Centre including a 10-bike 

NextBike/Santander Bike Dock and an 8-bike Brompton Bike Hire Dock on the new Back Lane, 2 

Electric Vehicle Car Club Cars located on Buckingham Street, and eight electric vehicle charging points 

located across the scheme; and 

• New public art including the restoration of the Agora 1979 sign which will be located within the 

development, and the inclusion of the footprint of the Agora Centre marked out in paviours within the 

public realm.  
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8.19 These benefits will either have direct economic benefits or create additional indirect opportunities for 

economic growth through increased footfall and placemaking. Further community benefits are set out 

elsewhere in this Planning and Economic Statement.  

CONTRIBUTING TO THE COUNCIL’S STRATEGIES  

8.20 The project makes huge contributions towards local strategy documents, namely Economic Development 

Strategy 2017-2027, MK Futures 2050 Commission’s Report and Strategy for 2050. These contributions 

are outlined below: 

MK ECONOMIC DEVELOPMENT STRATEGY 2017-2027  

8.21 The table below shows how the proposed scheme helps to support the aims of the Strategy in turn 

supporting the aims of Council Plan and the initial delivery of the MK Futures 2050 Big Six Projects: 

AIMS PROPOSAL 
Building on and developing economic, physical, 
housing and digital infrastructure to enable MK to 
sustain its position as a well-connected city with a 
leading edge in the 21st Century; 
 

Provision of 115 residential dwellings and 
nine commercial and community units in the 
well-connected town centre of Wolverton. 

Securing the benefits for the city of partnerships 
to attract investment, businesses, new residents 
and visitors to the city 

The delivery of a high-quality and 
community-focussed residential-led mixed 
use development will attract new residents, 
businesses and visitors to Wolverton.  

Supporting businesses to grow and prosper and 
take advantage of emerging economic trends 
 

New residents living in the town centre will 
support existing businesses, whilst the 
provision of a diverse range of commercial 
units will enable economic growth in 
response to the latest trends. 

Improving education provision and performance 
and workforce skills; 
 

The community unit in Block C will provide a 
new educational facility for Milton Keynes, 
with a focus on the creative industries and 
the built environment and providing links 
between young people and established 
professionals.   

Maximising the role of CMK as a City Centre in the 
heart of the Ox-MK-Cam arc; 
 

N/A – the site is not located in the City 
Centre. 

Sustaining MK as an internationally recognised 
centre of prosperity, economic innovation and 
cultural creativity in a high-quality green and built 
environment 
 

The development will provide a wide range 
of different dwellings types which are 
available for market sale, market rent and 
affordable rent. It also provides a range of 
different sized commercial units to ensure 
economic prosperity in the town centre. 
 
The community unit within Block C will help 
add to the cultural creativity of MK. 



LOVE WOLVERTON            PLANNING AND ECONOMIC STATEMENT
  

Pg 66/76            wearetown.co.uk 
 

 
Lastly, the high-quality urban design, 
architecture and landscaping will ensure 
that MK will continue to be recognised for its 
placemaking. 

MK FUTURES 2050 COMMISSION’S REPORT 

8.22 In 2016, the MK Futures 2050 Commission published its report, Making a Great City Greater, for the next 

phase of the city’s journey. The report sets out a number of recommendations which the scheme 

supports, these are detailed below: 

Inclusive Growth 

• Building at density with improved mobility options and a boost to public transport catchments, a likely 

reduction in carbon emissions and efficient use of resources on site through infill and densification in 

existing built up area. 

• Providing well-designed homes with longer-term and secure rental tenures for young people and a 

growing population of productive professionals in Ox-MK-Cam Arc .  

• Providing specialist and custom-built housing for older people within the Still Green Cohousing Group,  

• Providing a specific facility for young people to grow and learn - following grant funded research by 

Future Wolverton and a Wolverton-based artist/entrepreneur – in line with Project Three of the report. 

Culture and Leisure 

• Providing diverse range of sizes of the commercial units, ensuring the possibility of new independent 

boutiques and a range of restaurants, cafes and a drinking establishment. This latter is proposed to be 

run by a subsidiary of TOWN as a further indication of our commitment to the success of the scheme 

and the future of the town centre in general. 

Sustainable and Fit for the Future 

• The scheme aligns with ‘Project Four: Smart, Shared and Sustainable Mobility’ by promoting low 

emission transport, including supporting walking, cycling, public transport and shared transport 

options; in addition to the site’s location within a 15-minute neighbourhood. 

• The scheme is built to high environmental standards, as set out in the table above.  

• Creative placemaking in line with ‘Project Six: Milton Keynes: The Creative and Cultured City’ through 

the provision of high-quality architect and public realm, including a Pocket Park, the reinstatement of 

Radcliffe Street and the new car-free ‘Little Streets’. 
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Local Authority Benefits  

• Increased Council Tax and business rates base. 

MILTON KEYNES DRAFT STRATEGY FOR 2050 

8.23 The MK Futures 2050 Commission Report recommended the preparation of a Strategy for 2050, to take a 

long-term view of the future growth of the city.  

8.24 In January 2020, MK Futures 2050 published the Draft Strategy for 2050 for public engagement. It is not a 

formal planning policy document and is not a material consideration in the determination of this planning 

application, nonetheless it is an important strategy document for the development of the city – with 

comparisons to The Plan for Milton Keynes 1970. 

8.25 Like the city’s original 1970 Plan, the Strategy for 2050 is drafted to allow flexibility and proposes a broad 

pattern of development including: 

1 Completion and enhancement of existing and emerging growth allocations across the area; 

2 Sensitive and selective development within or adjacent to existing communities which shares the 

benefits and opportunity created by development with existing residents; and  

3 Development of new well designed and connected communities beyond the urban area of MK. 

8.26 The redevelopment of the Agora Centre is the completion of an existing allocation within the area and 

thereby aligns with the development pattern of the Strategy for 2050. 

8.27 The Strategy sets out Six Big Ambitions for growth to 2050. The proposed development consistently aligns 

with these ambitions and will set the benchmark for new development within MK for the next 50 years. 

These alignments are set out below: 

AMBITIONS PROPOSAL 
Maintain and strengthen the qualities 
that make MK special, including the 
vibrant communities, parks, lakes and 
landscape and the network of grid 
routes; 

Regenerating a key site within a well-established town 
centre in Wolverton, increasing the number of residents in 
the town centre and infilling the void created by the Agora 
Centre and the car park. 
 

Ensure everyone can have their own 
decent home to rent or buy at a price 
they can afford, in particular young 
people; 
 

Delivering a range of good quality, affordable homes for 
rent and buy.  
 
The rental tenure also removes the requirement of a large 
deposit, making this stable, long-term accommodation 
available for young people in the city. This is in addition to a 
policy compliant level of affordable housing in this part of 
the scheme.  
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Market sale and Social Rent dwellings are available within 
Block C, which is being developed for Still Green Cohousing, 
an older-persons cohousing group. The development of 
the block provides specialist and custom-built 
accommodation for older people within the city. 

Grow businesses and attract new 
ones to provide a good job for 
everyone who wants to work; 
 

New residents living in the town centre will support existing 
businesses, whilst the provision of a diverse range of 
commercial units will help to provide new jobs, in addition 
to the indirect/induced jobs created through new residents 
in the area.  

Make it easier for everyone to travel 
around the city, with a particular focus 
on public transport, on foot and cycle; 
 

The development encourages sustainable travel, through 
new infrastructure which prioritises walking, cycling, 
shared electric vehicles and bikes and public transport 
over the use of private cars.  
 
Further details can be found in the accompanying 
Transport Assessment and Travel Plan. 

Provide better opportunities to learn 
for all; and 
 

The development provides a ‘Community Unit’ for a young-
person led social enterprise with a focus on learning, and 
links professionals working within the creative industries 
and the built environment.  
 
Further details can be found elsewhere in this Planning 
Statement and its appendices. 

Reduce the city’s consumption of 
natural resources to be zero-carbon 
by 2030. 
 

The scheme has been designed to respond to the climate 
emergency in line with the UK’s legal commitment to be 
zero-carbon by 2050, and Milton Keynes Council’s 
ambitions for 2030. 
 
Further details can be found in the accompanying 
Sustainability Statement.  

MILTON KEYNES DRAFT STRATEGY FOR 2050 – STRATEGIC IMPLICATIONS OF THE COVID-19 PANDEMIC 

8.28 MKC has consulted on how the Covid-19 pandemic may impact on its draft Strategy for 2050. The 

consultation document sets out potential implications of Covid-19 for the city, including within the 

immediate period (2020-21) and in the medium term (2025). 

8.29 The proposed development is designed to create resilience to Covid-19 and other stressed circumstances 

that may arrive in the future, it does this in short by creating well-designed housing to support residents’ 

physical and mental wellbeing, as well as providing for their daily needs:  

• Providing affordable and secure rented and for-sale homes; 

• Providing a high quantum of homes within a 15-minute neighbourhood, with easy access to town 

centre amenities, reduced car parking and good local transport links to encourage walking and 

cycling; 
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• Providing well-designed, well ventilated and oversized dwellings with natural daylight and good 

acoustics, excellent internet access to ensure comfortable homeworking; 

• Providing an attractive and diverse town centre retail offer with flexible ground floor units (Use Class E) 

to meet residents’ day-to-day needs; 

• Provision sufficient outdoor private amenity spaces, balconies within the scheme are sized relative to 

the size of the apartment, i.e. a 2b4p apartment can fit a table and chairs suitable for all four people. 

• Creating community cohesion and mutual support through shared facilities, including green communal 

gardens and collective activities such as food growing and estate management.  

SUPPORTING THE COUNCIL’S REGENERATION STRATEGIES 

8.30 The delivery of the proposed scheme will support the following regeneration strategies: 

• Milton Keynes’ Council Plan 2016-22 – continued growth of the city to a population of 500,000 people 

by 2050; the redevelopment of the site is the only regeneration project within this important guiding 

document for the Council.  

• Wolverton Neighbourhood Plan – a community-led local plan document which was created to assist in 

the regeneration of the site. 

• Agora Centre Development Brief SPD – a Council SPD created to guide the development pf the site. 

8.31 The proposed scheme is highly compliant with the guidance set out in the latter two documents. Further 

details can be found elsewhere in this Planning and Economic Statement. 

CONCLUSIONS ON ECONOMIC IMPACT OF THE PROPOSED SCHEME 

8.32 This Economic Statement demonstrates the significant regeneration benefits of the proposed 

development, which: 

• The proposed development creates 310 FTE direct construction jobs per annum, and 468 FTE supply 

chain jobs relating to the construction phase.  

• Once in operation, the proposed development will lead to an increase of £2.2m resident expenditure 

per annum in local shops and services, supporting a further 26 FTE jobs.  

• 46 direct FTE jobs will be created within the new commercial and community uses within the scheme, 

and a further 21 FTE supply chain jobs will also be supported.  

• Overall the development will contribute an additional £2.3m per annum once in operation.  
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8.33 The proposed development will also provide further benefits to Milton Keynes Council through the delivery 

model, new Homes Bonus payments, Council Tax revenues and business rates. The existing local 

community will also benefit greatly as a result of the development. 

8.34 Overall, the proposal will secure the revitalisation and optimisation of a key regeneration site in Wolverton 

town centre and meets the economic objectives of Milton Keynes Council as set out in Plan:MK, the Council 

Plan 2016-2022, MK Futures 2050 Commission’s Report and the Strategy for 2050.  



CONCLUSIONS
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9.0 CONCLUSIONS: ASSESSING THE PLANNING BALANCE 
9.1 This Planning Statement, including S.106 Heads of Terms and Economic Statement, sets out the need for 

and rationale for the proposed redevelopment of the site, and considered the key principles of the 

development against national and local planning policy and guidance. 

9.2 Since its opening in 1979, the Agora has blighted Wolverton as it failed economically, socially and 

environmentally and has long been earmarked for regeneration by Milton Keynes Council. This long-term 

desire led to the production of several supporting planning policy and guidance, including the community-

led Wolverton Neighbourhood Plan. Alongside the adjacent car park, the site forms a significant void in the 

town centre. 

9.3 The proposed development will reinvigorate the town centre and provide wide-ranging regeneration 

benefits for both new and existing residents of Wolverton, and is highly compliant with Plan:MK and the 

Wolverton Neighbourhood Plan. It comprises 115 new homes from 1-bed apartments to 4-bed family houses 

and nine ground floor commercial and community units across six development blocks. The masterplan 

creates a series of new routes and spaces throughout the site, which knit into the existing fabric of 

Wolverton, including car-free ‘Little Streets’, the reinstatement of historic route and a new Pocket Park 

under three retained London Plane trees. 

9.4 Of the 115 new homes, 86 dwellings (including 31% affordable) will be delivered through a rental tenure. The 

remaining 29 dwellings (including 14% affordable) will be occupied by Still Green Cohousing, an older 

person cohousing group based in Milton Keynes who themselves have been involved in a co-design 

process with TOWN. 

9.5 The wide-ranging economic benefits have been discussed within the Economic Statement contained 

within this Planning Statement. Overall, the proposal will revitalise Wolverton town centre and meet many 

of the objectives and requirements of Plan:MK, the site-specific SPD and Wolverton Neighbourhood Plan 

and will deliver the long-standing regeneration outcomes expected of the scheme. 

9.6 The scheme is consistent with the weight of policy supporting the comprehensive redevelopment of the 

site; whether locally, strategically (Plan:MK) and national policy and guidance. The only contraventions are 

minor and mostly relate to design guidance which is largely targeted for development in greenfield 

extensions rather than town centre regeneration schemes. The planning balance is clearly in favour of the 

proposed scheme. 

9.7 Since the proposed scheme accords with an up-to-date development plan, the local planning authority 

should therefore approve it without delay, as required by legislation and policy in the form of the NPPF and 
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to enable the wide range of social, environmental and economic benefits arising from the scheme to be 

swiftly realised. 
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Introduction  
 
Future Wolverton is a Community Benefit Society, owned and run by our 250 members, 
who are people who live and work in Wolverton or the surrounding area. Our core work 
is the delivery of the Future Wolverton Vision, a 20-year vision which sets out the 
communities’ aspirations for what the Town will be like in 2024.  
 
In 2018 Future Wolverton took ownership of the Old School in Old Wolverton, having 
raised over £1.24 million to support the redevelopment of the property as a community 
hub. This funding includes social investment loans totaling £160,000 and a community 
share offer raise of £122,000. We have 3 part time staff supporting the Old School 
Project, and a part time CEO. All our Directors are people who live in Wolverton. 
 
As well as delivering the Old School Project, Future Wolverton has been working for 
many years on a key aspiration of the community vision; the redevelopment of the 
Agora Shopping Centre and regeneration of the wider Town Centre. 
 
The Agora Shopping Centre is a 1970s development which has blighted the 
town for many years. Future Wolverton was responsible for the delivery of the planning 
policy for the site (in the form of the Wolverton Town Centre Neighbourhood Plan) which 
was adopted as planning policy by Milton Keynes Council in 2015. 
 
A new Town Centre Community space  
 
Future Wolverton has been working alongside innovative housing developer, TOWN 
who eventually secured ownership of the Agora site in 2018. The developer 
is committed to delivering a neighbourhood plan compliant scheme which includes 100 
new houses and 12,000 sq. ft of retail premises.  TOWN are also committed to 
delivering a community space as part of the redevelopment, as well as a range of other 
community-based projects which foster a sense of community cohesion within the 
development as well as offering services to the wider community.  
 
With the support of TOWN, Future Wolverton secured a grant in March 2020 from the 
Reach Fund (managed by the Social Investment Business). The purpose of the funding 
was to consider what the community space within the new development might offer to 
the local community, how it might operate, and how it would be funded in the longer 
term. 
 
The research-based project had the following specific outcomes:  
 



1. To investigate models of successful community spaces elsewhere in order to 
provide example community business models for Wolverton. 
 

2. To consider revenue earning options and how they might fit together – for 
example a place for small business development/ matching scheme for 
employment of FE/higher education students/ A small screen for movies/ 
performances/general hire. 

 
3. To provide initial design concepts for the community space, based on the 

outcome of the above to ensure the space provided flexibility to meet the needs 
identified coherently in one area.  

 
4. To review potential local partners (e.g. FE colleges, social businesses feeding in 

young people, pop up café) 
 

5. To consult with the local community to help to identify priorities. 
 
There were no assumptions written into the research project about what sort of space 
the community hub might become, although a range of ideas were included in the 
Reach Fund grant application.  These ideas included: 
 

● Provision of a central, secular meeting place – Wolverton has a number of 
community buildings in the town centre but none offer a flexible, secular space. 
The hub could potentially offer community facilities such as a café, meeting 
rooms and a small cinema/theatre, and/or facilities for home workers, including 
meeting spaces, printing facilities and postal collection. In doing so it will 
complement other community facilities in the town centre. 

 
● Opportunities for local people to try out business ideas – Wolverton is lucky 

enough to have a creative, artistic community and there are many businesses 
already being run from people’s back bedrooms or online. We would like to 
provide the opportunity for some of these businesses to have a town centre 
presence, and in doing so we hope to re-configure our town centre away from 
low cost/value products, take away restaurants and betting shops. 

 
• A “Graduate School” for young people who are currently gaining work experience 

and training in several social enterprises in Wolverton. We would like to explore 
the idea of the community hub supporting young people on the next part of their 
training/employment journey. Young people working in the current projects in 



Wolverton gain valuable experience, but lack anywhere to continue their training 
with greater independence. 

 
Concept development  
 
Against the back-drop of the Covid 19 pandemic, work began on the concept 
development for the Community Hub in March 2020. 
 
The work was led by Wolverton-based artist Daniel Chehade. Daniel runs a multi-
disciplinary graphic design practice working closely with clients from artists and galleries 
to publishers and curators. Alongside this, Daniel co-runs Big Shop Friday, an artist-led 
space and organization in Central Milton Keynes founded in 2017 that cultivates the 
creative and cultural scene in Milton Keynes with a myriad of events that support people 
coming together over art, design or music. Recently Daniel spent time working on the 
“Agora a go go” programme, a series of artist-led community engagement projects to 
mark the regeneration of Wolverton town centre. Daniel specialises in working with 
young people around enterprise and training, and has well developed networks within 
Wolverton. Daniel’s brief was to consider existing community space provision, identify 
potential gaps, discuss initial ideas with potential partners and research other hubs 
around the UK.  
 
Discussion and consultation took place with a range of organisations in Wolverton, 
wider Milton Keynes and regionally, although there were issues with making contact 
with some organisations due to the Covid 19 lockdown.  
 
A full list of those involved in the consultation, and those contacted can be found in 
Appendix 3.  
 
The development of the idea  
 
It became clear early on in the work that there was a real desire not to duplicate existing 
good work that was taking place in Wolverton and wider Milton Keynes. There was also 
an understandable concern not to “reinvent the wheel”, and to come up with a concept 
that was genuinely trying to do something new and innovative.  
 
The process could not be unaffected by the Covid 19 context, and many of the 
discussions ended up focusing on the affect that the pandemic would have on young 
people and the opportunities available to them in the longer term.  
 
A focus on a space for young people with access to training and employment 
opportunities was established early on in the process, with an initial idea of a “Print 



Works” (echoing Wolverton’s famous McCorqualdes Print Works), an open access print 
shop and social hub for young people.  As well as providing a retail service for the 
Wolverton community, the space was imagined as somewhere young people could 
meet and connect with each other, and find out about a range of opportunities available 
in Milton Keynes and the surrounding area. 
 
Further work took place to consider the Print Works idea in detail, including key 
questions around competition locally for such services and consumer demand, but it 
was the imposed focus on just one area of potential employment – digital/graphic 
design and printing - that led to the idea being shelved, in favour of a space genuinely 
led by young people.  
 
What follows is a concept for the community space within the Love Wolverton 
development.  
 
The proposal  
 
AGORA is an enterprise run by and for Young People1 in Wolverton, Milton 
Keynes. AGORA will transform Milton Keynes’ workforce by supporting Young 
People who are interested in change, representation and access in the creative 
and digital industries. AGORA will create a common room and shop window for 
young enterprise, agency and creativity. 
 
AGORA will facilitate Young People to establish a strong peer-network that will be 
supported by staff as well as a network of industry mentors, to create campaigns for 
change and support other Young People into education and employment. 
 
We don’t believe that people should have to work for free to get ahead in the creative 
and digital industry. This is a critical time for Young People and the wider cultural sector. 
How we respond to the challenges that we face post Covid-19, and attempt not to return 
to “business as usual” must be a key focus if we are to create genuine training and 
employment opportunities for young people. 
 

[The] coronavirus has had a significant impact on the likelihood of Creative 
Access trainees being kept on after their internships. Since the crisis, 85% of 
current trainees say they are either not being kept on after their internship or are 

 
1 Young People here is the collective term for ages 16–24 



unsure if they will be. Before Covid-19, 90% of trainees moved on to full-time 
work at the end of their positions.2 

Milton Keynes has 32% Ultrafast broadband penetration making us the worst connected 
city in England (city average of 56.1%), and second worst in the UK3. AGORA will 
ensure computers, software and WiFi will be free to access, providing valuable 
resources in an informal but supportive setting. There will also be space available for 
hire, exclusively for organisations that provide opportunities, enterprises and other 
services for Young People in the creative and digital industries. 
 
AGORA will provide a safe, welcoming and supportive environment for Young People  
to drop in and socialise. In the midst of Covid-19 the UK Youth Movement has reported 
that the impact on Young People will include the following, ranked by order of 
importance: 
 

1. Increased mental health or wellbeing concerns  
2. Increased loneliness and isolation  
3. Lack of safe space – including not being able to access their youth club/ 

service and lack of safe spaces at home  
4. Challenging family relationships  
5. Lack of trusted relationships or someone to turn to  
6. Increased social media or online pressure  
7. Higher risk for engaging in gangs, substance misuse, carrying weapons or 

other harmful practices  
8. Higher risk for sexual exploitation or grooming 4 

 
There’s little local competition for spaces that Young People can make their own or 
socialse safely. As things stand, McDonalds in Wolverton is the most attractive offer for 
Young People as a space to get together outside of school/work in the evenings and 
weekends. McDonalds provides a sheltered ‘safe’ space, affordable products, free to 
enter and open 24/7. Another finding from the Creative Access report On the Verge, 
stated the importance of “Fostering community – people acknowledged peer-peer 
support between those with similar lived experiences can be invaluable and combat 
feelings of isolation: ʻBy providing a community’.” 5 AGORA will provide a space with no 
pressure or requirement to do/join something in order to gain access. AGORA is always 
free and open to all.  

 
2 On The Verge – A Creative Access Report (Creative Access, 2020) 
3 Vital Signs 2019, MK Community Foundation, 2019 
4 The impact of COVID-19 on Young People & the youth sector (2020), UK Youth London Office 
5 On The Verge – A Creative Access Report (Creative Access, 2020) 



 
Rising Arts Agency in Bristol provides a good example of the future direction of AGORA 
and ambitions for a Wolverton project.  
 

“Led by young creative thinkers, we advocate for sector and cultural change 
through campaigns, research projects, industry consultation and our creative 
agency services. Whether you’re a young creative looking to join a community 
and showcase your work, part of a forward-thinking organisation looking to 
collaborate, or you’ve got an idea for a commission, we want to meet you.” 
– Rising Arts Agency’s website 6 

 
The following case study/testimonial from Rising Arts Agency is taken from 2018. 

 
"My first meeting with Kamina was great. We talked through where I was coming 
from and what I needed help with. We came up with a shortlist of possible 
mentors and then she got in contact and arranged the initial meeting. Once we 
made sure it was the right fit, our sessions started. First, my mentor helped me 
re-do my CV, focusing on skills I already have but putting them into ‘art jargon’. I 
then got the opportunity to produce an exhibition and it was reassuring to have 
someone say 'actually this is pretty good'! I think that’s really been the main 
advantage of my mentorship, having someone who’s done this before, who can 
make sure you’ve thought of all the things you didn’t know you had to think 
about! Since the start of my mentoring, I’ve produced an exhibition that had 400 
visitors in one day [Consigned to Women's Hands – for IWD 2018], written three 
funding applications and met several other producers. Most importantly I’ve 
gained the confidence that I do have the skills to work in this industry and that I 
shouldn't give up!" – Jess Buyan 7 

 
Jess went on to become a Freelance Business Manager and now the Development 
Manager at Rising Arts Agency. It’s this kind of circular approach and nurturing that 
AGORA will cultivate and develop in Wolverton.  
 
AGORA will work alongside a network of local, regional and national partners to deliver 
opportunities for Young People to gain practical skills, access to education and 
importantly experience for employment. Partners may include WorkTree, Work for US 
(formerly Women in Work), Chrisitian Foundation, AHA (Arts and Heritage Alliance), 
MK:U, MK College, The Princes Trust, National Citizen Service, The Radcliffe School, 

 
6 www.rising.org.uk 
7 Rising’s First Impact Report: From our launch to now 2016–18, Rising Arts Agency, 2018  

http://www.rising.org.uk/


Stantonbury International, Wolverton and Greenleys Town Council, MK Council and 
many others. 
 
Support in employment and skills development for Young People as we begin to 
recover from Covid-19 is crucially important. According to the Institute for Fiscal 
Studies, the low-paid, Young People and women are likely to be the hardest hit by the 
coronavirus shutdown of businesses including restaurants, hotels, pubs, retailers and 
transport services. Workers aged under 25 are about two and a half times as likely to 
work in a sector forced to suspend trade. Companies closed under the government’s 
social distancing measures employed nearly a third (30%) of all employees under 25, 
not including full-time students who also have a job. This compares with just one in 
eight (13%) of workers aged 25 and over.8  
 

People want local high streets to provide convenience, a sense of community 
and to add value through services not offered online. High streets can and should 
continue to play an important role in the life of communities – they are the locus 
for some of the highest levels of social interaction in places and can be important 
drivers of growth in local economies. 9 
 

A physical and visible ‘shop window’ to the wider community in Wolverton will have a 
huge impact on the future development in the high street and town square. Placing 
Young People at the heart of such a development will create a step change in attitudes 
and behaviours in the longer term which will increase the local ecology and economy. 
 
Working with Young People to develop community assets and infrastructure as part of 
the redevelopment of the Agora Shopping Centre will build upon the initial consultation 
work done with Block Builders at The Radcliffe School.  
 
AGORA presents an amazing opportunity to follow through with the ambitious design 
and vision for the development from young people who live in the area. 
 
 
 
 
 
 
 
 

 
8 https://www.theguardian.com/business/2020/apr/06/coronavirus-lockdown-to-hit-low-paid-young-and-women-hardest-warns-ifs 
9 Parker, C., N. Ntounis, S. Quinn and S. Millington (2017), Identifying factors that influence vitality and viability 

https://www.theguardian.com/business/2020/apr/06/coronavirus-lockdown-to-hit-low-paid-young-and-women-hardest-warns-ifs


Next steps 
 
TOWN have indicated initial support for the concept of AGORA, and further work now 
needs to take place to consult with local stakeholders and the wider community. It was 
not possible to undertake any meaningful community consultation during lockdown, but 
we are currently considering ways in which this might take place with social distancing 
requirements taken into account.  
 
Future Wolverton also has further work to do on business planning for the operation and 
day-to-day management of the space. This will include looking at practical issues such 
as the staffing of the facility, day-to-day programming of events and activities and 
development of partnerships with local, regional and national organisations. 
 
We hope that an initial crowdfunding campaign alongside some more comprehensive 
grant funding to support staffing costs start-up equipment will engage and encourage 
support locally.  
 
We have identified the following steps to implementation: 
 

1. Establishing a steering group of Young People, so that the project is genuinely 
led by them and they can be involved in the very early stages of development. 

2. Early activation of a fledgling project in an empty unit in Wolverton during the 
construction phase. 

3. Further work on establishing partnerships with local and regional organisations 
that provide support for school leavers. 

4. Consideration of branding and the physical design of the space, which will need 
to respond/be led by the young people.  

5. Marketing in local schools, community clubs and groups, local media/press. 
 
Conclusion 
 
There are many examples across Wolverton of how the community has supported local 
initiatives and business. This desire to “support local” has been heightened by the Covid 
19 pandemic when Wolverton has once again demonstrated its strength as a 
community and willingness to step up and support those who need it. 
 
We believe that this willingness to support local projects and desire to bring forward real 
and substantial change in the Town Centre will be a great springboard for moving the 
work forward, and look forward to discussing the concept with strategic partners over 
the next few months.  
 



APPENDIX 1  
 
Day-to-day programming at AGORA  
 
Each year MK College students in Art and Design who already have Maths and English 
GCSE (at C or above) on a two-year course have up to 3–6 hours a week free time 
outside of their studies.  
 
MK College has a commitment to these students and the Young Creatives Project is 
one such opportunity that has been provided for these students.  
 

The Young Creatives Project is an exciting initiative to build creative skills, 
wellbeing and resilience in Young People. The project aims to create a vibrant 
and engaged youth arts culture in Milton Keynes, supported by partners 
including, Artswork, Arts & Heritage Alliance, MK Council and MK’s Cultural 
Education Partnership (MAKE). 
 
The ambitions of the MK Cultural and Education Partnerships (MAKE) is for the 
Young Creatives Project to empower Young People to develop essential skills for 
further education, higher education and employment. The initiative will cultivate 
transferable skills, gained through creative and cultural activity, enabling 
participants to be better prepared for work through the development of skills and 
behaviours that are relevant across all careers. Essentially, Young Creatives is a 
youth-led project which operates within a supportive framework, giving 
individuals an opportunity to deliver a rich variety of projects. The project aims to 
introduce Young People to a diverse art scene as well as provide opportunities 
for the young creatives to connect with artists and creative organisations that 
inspire and nurture individual and collective creativity. 
 
A core cohort of 50 Young People aged 16–18 will be supported to gain a better 
understanding of the cultural landscape in MK and beyond, where they undertake 
training to develop their own activities that other Young People can take part in. 
 

Partnership with projects like the Young Creatives Project and organizations like MK 
College will provide AGORA with the day-to-day activity and support the existing 
ecology of opportunities for Young People in Milton Keynes. 
 

[The Young Creative Project] has helped us with our confidence in creating this 
project and making a difference in MK. So far, this project has already increased 
our creativity, communication, collaboration and leadership skills. We believe this 



will positively impact us in our futures and for this project. Finally, we have faith 
that a change we create today, will brighten the future for tomorrow. 10 

 
A two year industry mentoring scheme is a positive role AGORA can play to deliver 
longer term legacy for Young People and the Young Creatives Project. Nurturing and 
cultivating new industry leaders that will be a force for sector change in the creative and 
digital industries in terms of inclusion and access. The mentoring scheme will create 
space and time to fail, ask questions, build confidence, strengthen communication skills, 
cultivate leadership skills, build networks and provide constructive criticism. 
 
AGORA can also play a role in creating opportunities for existing mentoring 
programmes within urban planning and the built environment.  
 
The Academy of Urbanism’s Young Urbanists membership has a local cohort in Milton 
Keynes that, through the related activity at the AGORA could develop into a regional 
hub that sparks more localised Young Urbanists-led projects and initiatives that are 
supported by the existing project grant scheme that is run by The Academy of 
Urbanism. Here, regional and European exchange can take place, with other cities 
undergoing similar development and change around the future of jobs, cities and the 
role (and space) for Young People post Covid-19. 
 
A group within the Young Urbanists, as well as the final cohort of the Young Creatives, 
has already been identified within Milton Keynes that could help join some early 
involvement in creating a steering group for the next stage for AGORA. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
10 Student testimonial from Young Creatives Project, 2019–2020 
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What does AGORA look like?  
 
Phase one 
 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 



Phase two 

 



Phase two

 



Phase three

 



Phase three

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPENDIX 3  
 
Discussions took place with: 
 
MK Chrisitian Foundation  
Stephen Norrish, Director 
Ciara Callaghan, Sew and Grow Social Enterprise 
 
MK Council 
Fiona Boundy, Creative and Cultural Manager 
Amanda Creed, Inward Investment & Partnerships Manager 
 
Work for Us (formerly Women and Work MK) 
Marion Cole, Chair 
 
MK College & Young Creatives Project 
Michele Lockwood, Technician 
 
AHA (Arts and Heritage Alliance) 
Francesca Skelton, Chair 
Elizabeth Howard, Programme Manager 
 
The Old Bath House 
Chris Bridgman, Chair 
 
Social Spider 
David Floyd, Director 
 
Rising Arts Agency 
Jess Bunyan, Development Manager 
 
MK Gallery 
Victoria Meyes, Head of Learning 
 
Wolverton Employment Project (Glyn Square) 
Brian Garner, Director 
 
Academy of Urbanism 
Olga Gaintani, Programmes Coordinator, Young Urbanists 
 
 



 
Contact was made with:  
 
Worktree 
Tom Bulman, Employability Consultant & Community Organiser 
 
SEMLEP 
Paul Thompson, Careers and Enterprise programme 
 
Return MK 
Jason Lawrence, Director 
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New 
homes115 Other details: 917 sqm commercial space including a small supermarket, restaurants and taproom; 75 sqm community 

space; reinstatement of Radcli�e Street with public realm improvements to Church Street and Buckingham Street; 
and benefits in kind to public art, a town centre mobility hub and community-owned energy system

The proposal

Agora Centre, Wolverton, Milton Keynes
The economic benefits of the proposed redevelopment of the 

Direct FTE Construction Jobs p.a. 
310 Jobs

FTE Supply Chain Jobs p.a.
(indirect/induced ‘spin-o�’ jobs supported)

468 JobsEconomic output
(additional GVA p.a.)

£53.4m GVA
Construction value
(total construction cost)

£30.3m

Construction benefits

First occupation expenditure
(spending to make a house ‘feel like a home’)

£633,000

Resident expenditure
(within local shops and services p.a.)

£2.2m
Economic output
(additional GVA p.a.)

£2.3m

Business rate revenues 
(p.a.)

£71,000
Council Tax revenues 
(p.a.)

£194,000

Local Authori� revenue benefits

Operational and expenditure benefits

(from increased expenditure in local area)

26 Supported FTE jobs

(additional jobs from new 
commercial/community uses)

46 Direct FTE jobs
(indirect/induced jobs supported)

21 FTE Supply chain jobs

New Homes Bonus payments
(over a 4 year period)

£752,000

(LF62401/01)Analysis and design by Lichfields (August 2020) 

�e proposed development of 86 Communi� Rent homes (31% affordable) and 29 Cohousing homes (14% 
affordable) at Church Street, Wolverton offers the opportuni� to stimulate economic growth, create jobs, assist 
in meeting Milton Keynes Borough Council’s identified housing need and add to the authori�’s revenue
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