B O R O U G H   O F   K E T T E R I N G

PLANNING SUB-COMMITTEE (A)

Meeting held – 12th August 2004

Present:
Councillor Whitlam (Chair)



Councillors Bayes, Bunday, Brown, Coe,



C Groome, Smith-Haynes and Titcombe


Also Present:
Councillor King for Item 1.

04.PSA.6
APOLOGIES



Apologies for absence were received from Councillors Civil, Rennie and Whyte.



The following substitutions were noted:-



Councillor Titcombe for Councillor Civil



Councillor Brown for Councillor Lamb



Councillor Coe for Councillor Whyte

04.PSA.7
APPLICATIONS FOR PLANNING PERMISSION


The Sub-Committee considered the following applications for planning permission which were set out in the Development Control Manager’s Report and which were supplemented verbally at the meeting.  One speaker attended the meeting and spoke on applications in accordance with the Council’s “Right to Speak” policy.



The report included details of applications and, where applicable, results of statutory consultations and representations which had been received from interested bodies and individuals, and the Sub-Committee reached the following decisions:-

	Proposed Development

*1.
Outline for demolition of single storey industrial unit and construction of 20 no. two bed flats with associated external works at Land off Lower Street, Kettering (adjacent to Northall Bridge roundabout) for Latchbrook Ltd


Plan No. KE/04/0514



	
	Decision

That planning permission be granted subject to prior completion of a Section 106 legal obligation to allow for an education provision (and possibly an element of low cost house ownership) and to the following conditions:-




1.
Application for approval of reserved matters relating to landscaping must be made not later that the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates:-


(a)
the expiration of five years from the date of this permission, or


(b)
the expiration of two years from the final approval of the reserved matters, or in the case of approval on different dates, the final approval of the last such matter to be approved.

2.
Notwithstanding submitted details relating to the following which are not hereby approved, before development commences:

representative samples, or details, of all external facing and roofing materials, and external details including balconies window surrounds, glazing and window/door frames and other external details at a scale of no smaller than 1:10 (or as otherwise agreed) shall be submitted to and approved in writing by the Local Planning Authority.  The development shall only be constructed of approved materials and to approved detailed specification.

3.
Notwithstanding submitted details, before the development hereby permitted is commenced details of boundary treatment, pergola and means of enclosure shall be submitted to and approved in writing by the Local Planning Authority.  The agreed details to be implemented prior to the use of the building/land.

4.
Before development commences, a detailed flood risk assessment shall be carried out incorporating a scheme for the design, provision, implementation and maintenance of flood risk protection, fully in accordance with the requirements of the approved preliminary flood risk assessment and PPG25.  The detailed flood risk assessment incorporating the scheme and details relating to the maintenance of the scheme shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be constructed in full to accord with these requirements.

5.
Prior to the commencement of the development, a detailed surface water drainage strategy for the design, provision, implementation and long term maintenance of surface water drainage, fully in accordance with the requirements of the Flood Risk Assessment and PPG25 shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be constructed to accord fully with the approved details.

6.
The development hereby permitted shall not commence until details of a comprehensive contaminated land investigation has been submitted to and approved by the Local Planning Authority (LPA) and until the scope of the works approved therein have been implemented.  The assessment shall include all of the following measures unless the LPA dispenses of them in writing:

A Phase I (desk top study) carried out to identify and evaluate all potential sources of contamination and the impacts on land and / or controlled waters, relevant to the site.  The desktop study shall establish a "conceptual model" and identify all plausible pollutant linkages.  Furthermore, the assessment shall set objectives for intrusive site investigation works/Quantitative Risk Assessment (or state none required).  Two full copies of the desktop study shall be submitted to the LPA without delay upon completion.

A site investigation shall be carried out to fully and effectively characterise the nature and extent of any land contamination and/or pollution to controlled waters.  It shall specifically include a risk assessment that adopts the Source-Pathway-Receptor principle, in order that any potential risks are adequately assessed taking into account the sites existing status and proposed new uses.  Two copies of the site investigation and findings shall be forwarded to the LPA without delay upon completion.

7.
Where the risk assessment identifies any unacceptable risk a detailed remediation strategy to deal with land contamination and/or pollution of controlled waters affecting the site shall be submitted and approved by the LPA.  No works, other than investigative works shall be carried out on the site prior to receipt of written approval of the remediation strategy by the LPA.

8.
Remediation of the site shall be carried out in accordance with the approved remediation strategy and prior to development in other respects.  No deviation shall be made from this scheme without the express written agreement of the LPA.

9.
On completion of the remediation a document providing validation and certification of the works regarding contamination have been carried out in accordance with the approved Method Statement(s).  Post remediation sampling and monitoring results shall be included in the closure report.

10.
If during development contamination not previously considered is identified, then the LPA shall be notified immediately and no further works shall be carried out until a method statement detailing a scheme for dealing with the suspect contamination has been submitted to and agreed in writing by the LPA.

11.
Before development commences details of ventilation of the covered parking area are to be submitted to and approved in writing by the Local Planning Authority.  The approved details are to be constructed prior to the occupation of the land/buildings.

12.
The parking areas and cycle storage shown on the approved plan shall be laid out with numbers permanently displayed on site to allocate one space (for both one vehicle and one cycle) for each dwelling.  The parking area is to be surfaced and drained in accordance with details to be submitted to and approved in writing by the Local Planning Authority; as approved such parking areas and cycle storage shall be constructed concurrently with the remainder of the development and thereafter maintained available for use.

13.
Before development commences details of improvements to Highway Authority Standards within the area identified by diagonal lines on the approved plan shall be submitted to and approved in writing by the Local Planning Authority.  Thereafter the approved works shall be incorporated into the development before occupation of any dwelling.


NOTES TO APPLICANTS:-

1.
The proposal is in accordance with national and local policies as set out in Planning Policy Guidance Note 3, policies H2, H6, H7, GS5 and T10 of the Northamptonshire County Structure Plan, policies 27, 30, 35, 38, 39, 47 and 84 of the Local Plan for Kettering Borough or adopted supplementary planning guidance note relating to Affordable Housing and Education Provision.  The issues relating to loss of light, loss of privacy, parking and density are material considerations but are not sufficient in this case to indicate against the proposal and to outweigh the policies referred to above.

2.
The enclosed developers guide produced by the Northants Contaminated Land Group will provide initial advice on the development of land which may be affected by contamination.  It is advisable to seek expert advice when redeveloping such sites, however the LPA is not able to recommend individual companies or consultants.  For further information please contact the Borough Council's Environmental Protection Manager on (01536 534283) or (01536) 534280.

3.
This approval follows the prior completion of a Section 106 legal obligation.

	*2.
Erection of one detached dwelling at land adjacent 15 Oxford Street, Rothwell for Mr P Talbot – West Homes UK Ltd


Plan No. KE/04/0646



	
	That planning permission be granted subject to the following conditions:-


1.
The development shall be begun not later than the expiration of five years beginning with the date of this permission.
2.
Representative samples, or details, of all  external  facing and  roofing materials shall be submitted to and approved in writing by the Local Planning Authority.

3.
Before the development hereby permitted is commenced details of  boundary  treatment  and  means  of  enclosure  shall be submitted to and approved in writing by the  Local  Planning Authority.   The  agreed  details to be implemented prior to the use of the building/land.

4.
Disposal of surface water and waste water  from  the  site shall  be  carried  out  in a manner to be agreed in writing with the Local Planning Authority prior to the  commencement of development.

5.
No  development  shall  take  place  until  there  has  been submitted  to  and approved in writing by the Local Planning Authority a  scheme  of  landscaping,  which  shall  include indications of all existing trees and hedgerows on the land, and details of any to be retained,  together  with  measures for their protection in the course of development.

6.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner.  Any trees or plants which within a period of 5 years from the completion of the development die, are removed or become seriously diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.

7.
The rear first floor bathroom window shall be obscure glazed and thereafter retained in that form.

8.
Before the development hereby permitted is brought into use, the  vehicular  access,  parking  and manoeuvring facilities indicated on the approved plans shall have been provided and shall, thereafter, be permanently set aside and reserved for such purposes.

9.
The finished floor levels of the proposed building(s)  shall be  submitted  to  and  approved  in  writing  by  the local planning Authority before any development is commenced.

10.
Notwithstanding the provisions contained within the Town and Country Planning (General Permitted Development) Order 1995 (or any order amending and/or re-enacting that Order) no windows (other than hereby approved) shall be installed in the rear southern and western elevations at first floor level, or in the rear roof slope of the dwelling, without the prior written consent of the Local Planning Authority.

11.
No development shall take place until an investigation of the site has been undertaken to identify and quantify the type, extent and concentration of any contamination which may be present.  The investigation shall be undertaken in accordance with a Contamination Brief which shall first have been submitted to and approved in writing by the Local Planning Authority. The Contamination Brief shall include a methodology for the investigation and the points at which, and the depth below ground level to which, any survey of the site is to be taken.

The results of the investigation shall be provided to the Local Planning Authority and, where contamination has been found, shall include recommendations in the form of a proposed scheme of remediation and foundation design, protection, implementation, and, if required, monitoring (referred to as the Remediation Scheme).

Where contamination has been found, no development shall take place until a Remediation Scheme has been approved by the Local Planning Authority. The Remediation Scheme, as approved, shall be implemented in full. If during re-development further contamination not previously known is identified further remediation measures to deal with such contamination shall be implemented in accordance with details which will have first been submitted to and approved in writing by the Local Planning Authority. A Completion Report to confirm completion of works/measures in accordance with the Remediation Scheme shall be provided to the Local Planning Authority before the development is first brought into use.

12.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 or any amending legislation, there shall be no development (other than hereby approved) under Schedule 2 Part 1 Class A,B,C,E, unless consent has first been granted in the form of a separate planning permission by the Local Planning Authority.


NOTE TO APPLICANTS:-

1.
The proposal is in accordance with national and local policies as set out in Planning Policy Guidance notes 1 and 3, policies GS5, H2, T3 and T10 of the Northamptonshire County Structure Plan, policies 16, 30, 35, 37, 47, 84 and SPG 6 of the Local Plan for Kettering Borough. The issues relating to amenity are material considerations but are not sufficient in this case to indicate against the proposal and to outweigh the policies referred to above.

	*3.
New dwelling with detached garage at 18 Griffin Road, Braybrooke, (land adjacent) for Clemson, Hakewill, Harris and Wilkinson


Plan No. KE/04/0649



	
	This item was deferred to the meeting of the Committee to be held on 17th August 2004.


*(The Sub-Committee exercised its delegated powers to

act in the matters marked *)
(The meeting started at 7.00 pm and ended at 8.10 pm)

Signed:...........................................................................

Chair

AI/JSM

(Planning Sub No. 1)

12.8.04

