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

PLANNING COMMITTEE
Meeting held – 8th April 2014

Present:
Councillor Shirley Lynch (Chair)


Councillors Maurice Bayes, David Bishop, Terry Freer, Ian Jelley, Cliff Moreton and David Soans
13.PC.90
APOLOGIES

Apologies for absence were received from Councillors Linda Adams, Steve Bellamy. It was noted that Councillor David Bishop was acting as substitute for Councillor Michelle George
13.PC.91
DECLARATIONS OF INTEREST


Councillor Jelley declared a personal and prejudicial interest in item 5.4 as a member of Rothwell Town Council, having provided a submission included in the officer report and requested the application be brought before the committee. He left the meeting room during discussion and voting on this item.

Councillor Moreton declared an interest in items 5.4 and 5.9 as ward councillor.


Councillor Bishop declared an interest in item 5.6 as ward councillor.


Councillor Soans declared an interest in item 5.7 as a member of Desborough Town Council.

13.PC.92
MINUTES

RESOLVED
that the minutes of the meeting of the Planning Committee held on 11th March 2014 be approved as a correct record and signed by the Chair.
*13.PC.93
ITEMS OF URGENT BUSINESS
None
*13.PC.94
APPLICATION FOR PLANNING PERMISSION

The Committee considered the following applications for planning permission which were set out in the Head of Development Control’s Report and which were supplemented verbally at the meeting.  Thirteen speakers attended the meeting and spoke on the applications in accordance with the Right to Speak Policy.


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

	Proposed Development

*5.4
Full Application: Storage of stone for 2 years in conjunction with KET/2010/0469 for Rothwell Land Ltd

Plan No: KET/2013/0800
Speakers

Andrew Bull attended the meeting and spoke on the application as a third party objector

Kevin Hewitt attended the meeting and spoke on the application on behalf of Orton Parish Meeting.

Karl Sumpter attended the meeting and spoke on the application on behalf of Rothwell Town Council.

Geraint Jones attended the meeting and spoke on the application on behalf of the applicant.

	
	Decision

That the application be REFUSED for the following reasons: -

The site is located in open countryside and is used for agriculture. Policy 9 of the North Northamptonshire Core Spatial Strategy states that developments will be distributed to strengthen the network of settlements in the area and that new building in the open countryside, outside the Sustainable Urban Extensions will be strictly controlled. Saved Policy 7 of the Local Plan for Kettering, sets out that planning permission for development in the open countryside will not be granted except where otherwise provided for in the plan.

Paragraph 14 of the National Planning Policy Framework (NPPF) identifies three dimensions to sustainable development: an economic role, a social role and an environmental role. The LPA acknowledges the economic and social roles of the development of a truck stop (granted outline planning permission truck stop reference APP/L2820/A/12/2175451 relating to adjoining land and incorporating the current application site) However, the current proposals for the storage of stone for 2 years in conjunction with the outline consent for a truck stop development, do not provide sufficient evidence of a link to the implementation of the consented development. 

The environmental role of the site is therefore an overriding planning issue: The visual impact of the storage would have a detrimental impact on the landscape environment, contrary to the above policies.




(Members voted against the officers’ recommendation to approve the application)

(Voted; For 2; Against 3)

	Proposed Development

*5.1
Full Application: Erection of 28 no. apartments, over three, four and five storeys with associated external works, bin and cycle stores for Mr R Molton, Latchbrook Ltd
Plan No: KET/2007/0493
Speakers:

Duncan Chadwick attended the meeting and spoke on the application on behalf of the applicant.

	
	Decision

That permission be GRANTED subject to a S.106 obligation be entered into and completed before 7th July 2014, else REFUSE and the following conditions: -



1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.

2.
The development hereby approved shall not be carried out otherwise in accordance with the amended approved plans received on 20 December 2013.

3.
Prior to any further works to the superstructure or drains or commencement of any part of the ground floor, other than that required to be carried out as part of an approved scheme of remediation, parts a to c of the approved scheme shall have been complied with. If unexpected contamination is found after development has begun, development must be halted on that part of the site affected by the unexpected contamination to the extent specified by the Local Planning Authority in writing until condition d has been complied with in relation to that contamination. 


A.  Site Characterisation

An investigation and risk assessment, in addition to any assessment provided with the planning application, must be completed in accordance with a scheme to assess the nature and extent of any contamination on the site, whether or not it originates on the site. The contents of the scheme are subject to the approval in writing of the Local Planning Authority. The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be produced. The written report is subject to the approval in writing of the Local Planning Authority. The report of the findings must include: 


(i) a survey of the extent, scale and nature of contamination; 


(ii) an assessment of the potential risks to: 

- human health, 

- property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and pipes, 


- adjoining land, 


- groundwaters and surface waters, 


- ecological systems, 


- archaeological sites and ancient monuments; 


(iii) an appraisal of remedial options, and proposal of the preferred option(s). 

This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11(or any model procedures revoking and replacing those model procedures with or without modification)'. 


B. Submission of Remediation Scheme

A detailed remediation scheme to bring the site to a condition suitable for the intended use by removing unacceptable risks to human health, buildings and other property and the natural and historical environment must be prepared, and is subject to the approval in writing of the Local Planning Authority. The scheme must include all works to be undertaken, proposed remediation objectives and remediation criteria, timetable of works and site management procedures. The scheme must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land after remediation. 


C. Implementation of Approved Remediation Scheme

The approved remediation scheme must be carried out in accordance with its terms prior to any further works to the superstructure or drains or commencement of any part of the ground floor, other than that required to carry out remediation, unless otherwise agreed in writing by the Local Planning Authority. The Local Planning Authority must be given two weeks written notification of commencement of the remediation scheme works. 

Following completion of measures identified in the approved remediation scheme, a verification report that demonstrates the effectiveness of the remediation carried out must be produced, and is subject to the approval in writing of the Local Planning Authority. 


D. Reporting of Unexpected Contamination 


In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority. An investigation and risk assessment must be undertaken in accordance with the requirements of condition a, and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of condition b, which is subject to the approval in writing of the Local Planning Authority. 

Following completion of measures identified in the approved remediation scheme a verification report must be prepared, which is subject to the approval in writing of the Local Planning Authority in accordance with condition c. 

This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11'(or any model procedures revoking and replacing those model procedures with or without modification.

4.
The parking spaces and cycle stores hereby approved shall be provided and available for use prior to the first occupation of the building hereby permitted and shall be permanently retained and kept available for such purposes.

5.
Prior to any further works to the superstructure or drains, or commencement of any part of the ground floor, details and drawings showing a turning facility on Railway View, improvements for visibility, construction and surfacing of the carriageway and footway at the junction of Railway View and Lower Street, shall be submitted to and approved in writing by the Local Planning Authority.  No occupation of the development shall take place until the approved details have been provided in accordance with the approved details. 

6.
Prior to any further works to the superstructure or drains, or commencement of any part of the ground floor, a surface water management strategy shall have been submitted to and approved in writing by the Local Planning Authority.  No hard-standing areas shall be constructed until the works approved in the surface water strategy have been carried out in full.

7.
Prior to any further works to the superstructure or drains, or commencement of any part of the ground floor, a scheme for boundary treatment shall have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be occupied until the approved scheme has been fully implemented in accordance with the approved details.

8.
Prior to any further works to the superstructure or drains or commencement of any part of the ground floor there shall have been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping works which shall specify species, planting sizes, spacing and numbers of trees and shrubs to be planted, the layout, contouring and surfacing of all open space areas. The works approved shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development whichever is the sooner.  Any trees or plants which, within a period of 5 years from the date of planting, die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species.

9.
Prior to any further works to the superstructure or drains or commencement of development of any part of the ground floor there shall have been submitted to and approved by the Local Planning Authority details of the types and colours of hard surfacing materials, all external facing and roofing materials to be used, including windows, together with samples. The development shall not be carried out other than in accordance with the approved details.

10.
Prior to any further works to the superstructure or drains or commencement of development of any part of the ground floor there shall have been submitted to and approved by the Local Planning Authority details of automatically opening and closing gates for pedestrian and vehicular access to the site at the Railway View entrance. The approved gates shall be fully provided prior to first residential occupation, and thereafter retained.

11.
Prior to any further works to the superstructure or drains or commencement of development of any part of the ground floor there shall have been submitted to and approved by the Local Planning Authority a cross-sectional plan of the site, prepared to a scale of not less than 1:500, showing the existing and intended final ground levels and land contours. The development shall not be carried out other than in accordance with the approved details.

12.
There shall be no external illumination on the site at any time other than in accordance with a detailed scheme which shall first have been submitted to and approved in writing by the Local Planning Authority. 

13.
Any gates provided shall be set back a distance of 10 metres from the edge of the vehicular carriageway of the adjoining highway and shall be hung so as to open inwards into the site only.

14.
No windows shall open over the highway and no drainage or rainwater goods shall overhang the highway.

15.
A scheme for attenuating the apartments from noise sources both within and outside the properties shall be submitted to and approved in writing by the Local Planning Authority prior to any further works to the superstructure or drains or commencement of development of any part of the ground floor.  Development shall not be carried out other than in accordance with the approved scheme.  This scheme must achieve the internal noise levels set out below and include noise attenuation from any transportation, industrial, commercial and entertainment noise.

The scheme must also include provisions for ventilation that will not compromise the acoustic performance of any proposals.


Internal Noise criteria for residential


Bedrooms night time (23:00 to 07:00)    30 dB LAeq


Noise not to exceed NR25 in any octave band


Individual noise events should not exceed    45dB LAMAX (BS 8233. 1999)


Living Rooms day time (07:00 to 23:00)    40 dB LAeq

16.
Prior to any further works to the superstructure or drains or commencement of any part of the ground floor there shall have been submitted to and approved by the Local Planning Authority a Construction Method Statement The approved Statement shall be adhered to throughout the construction period and the approved measures shall be retained for the duration of the construction works unless otherwise agreed in writing by the Local Planning Authority. The Statement shall detail the following:
-
the parking and turning of vehicles of site operatives and visitors;

-
loading and unloading of plant and materials;

-
storage of plant and materials used in constructing the development;

-
the erection and maintenance of security hoarding including decorative  displays and facilities for public viewing, where appropriate;

-
details of measures to prevent mud and other such material migrating onto the highway from construction vehicles;

-
wheel washing facilities;

-
measures to control the emission of dust and dirt during construction;

-
a scheme for waste minimisation and recycling/disposing of waste resulting from the construction works. 

-
design of construction access 

-
hours of construction work

-
measures to control overspill of light from security lighting
17.
Prior to any further works to the superstructure or drains or commencement of any part of the ground floor there shall have been submitted to and approved by the Local Planning Authority a scheme for the storage, collection and maintenance of refuse. The approved scheme shall be provided and available for use prior to the first occupation of the building hereby permitted and shall be permanently retained and kept available for such purposes.

18.
The development hereby permitted by this planning permission shall be carried out in accordance with the approved Flood Risk Assessment undertaken by Abington Consulting Engineers dated 29 January 2014 and the following mitigation measures detailed within the Flood Risk Assessment:


a. Finished floor levels of the residential units to be set at a minimum of 300mm above the 1000 year flood level (69.29m ODN).


The mitigation measures shall be fully implemented prior to occupation and subsequently in accordance with the timing/ phasing arrangements embodied within the scheme.

19.
No building works which comprise the erection of a building required to be served by water services shall be undertaken in connection with any phase of the development hereby permitted until full details of a scheme including phasing, for the provision of mains foul sewage infrastructure on and off site has been submitted to and approved in writing by the Local Planning Authority.  No apartment shall be occupied until the works have been carried out in accordance with the approved scheme.

20.
Prior to any further works to the superstructure or drains or commencement of any part of the ground floor there shall have been submitted to and approved by the Local Planning Authority details of how the development will incorporate techniques of sustainable construction and energy efficiency, provision for waste reduction / recycling and water efficiency and water. Development shall not be carried out other than in accordance with the approved details.

21.
Prior to any further works to the superstructure, or drains, or commencement of any part of the ground floor in relation to those apartments which front onto Lower Street, there shall be submitted to, and approved in writing by the Local Planning Authority, an updated air quality assessment that demonstrates the impact of, and any require mitigation for, pollutants from traffic and any other sources. Development shall not be carried out other than in accordance with the approved scheme. 
(Members voted on the officers’ recommendation to approve the application)

(Voted, For 6; Against 0)

	Proposed Development

*5.5
s.73A Retrospective Application: Change of use from residential to mixed residential and boarding cattery. Creation of 8 no. pens for Ms K Smith

Plan No: KET/2013/0825
Speakers

Kay Smith attended the meeting and spoke on the application as the applicant.

	
	Decision

That the application be approved subject to the following conditions: -




1.
No visits to the cattery shall take place to either drop off or collect cats except between the hours of 09:00 and 18:00.

(Members voted on the officers’ recommendation to approve the application)

(Voted; For 6; Against 0)

	Proposed Development

*5.6
Full Application: Change of use from residential to rehabilitation centre for Mr I Barrett of Crime Reduction Initiatives Ltd

Plan No: KET/2014/0035

Speakers

Sarah Franklin attended the meeting and spoke on the application as a third party objector.

Sandra Eden attended the meeting and spoke on the application as the applicant.

	
	Decision

That the application be approved subject to the following conditions: -  



1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.

2.
The premises shall not be open to the public before 09:00 hours or remain open after 18:00 hours on Mondays to Fridays, nor before 09:00 hours or after 14:00 hours on Saturdays, nor open at any time on Sundays or any recognised public holidays.

3.
Prior to the commencement of the use hereby approved, a scheme for the storage and collection of refuse and clinical waste shall be submitted to and approved by the LPA.  The approved scheme shall be implemented prior to first use and thereafter retained. 

4.
This permission shall be for the use as described in the application only, managed by Crime Reduction Initiatives Ltd and shall not enure for the benefit of the land.  The use hereby permitted shall be discontinued on the date when Crime Reduction Initiatives Ltd ceases to occupy the premises.

5. Prior to the first commencement of the change of use hereby approved, a scheme for attenuating noise between the applicant property and 22 Carrington Street shall be submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details, and shall be retained thereafter.
6. 
Prior to the commencement of the development, a scheme detailing the security standards to be incorporated within or relating to all openings associated with the development shall have been submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be implemented in accordance with the details so approved.

(Members voted on the officers’ recommendation to approve the application)

(Voted; For 5; Against 1)

	Proposed Development

*5.7
Full Application: Two storey rear extensions, raise ridge height, 6 no. rooflights to front elevation and 3 no. photovoltaic panels to rear roof slops for Mr P Harvey

Plan No: KET/2014/0083
Speakers

Paul Bann attended the meeting and spoke on the application as a third party objector.


	
	Decision

That the application be approved subject to the following conditions: -




1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.

2.
No development shall commence on site until details of the types and colours of all external facing and roofing materials to be used, together with samples, have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.

3.
Notwithstanding the provisions of Article 3 of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or without modification) no additional openings permitted by Schedule 2, Part 1 Classes A or C shall be made in the rear (southwest) or side (southeast and northwest) elevations or roof plane of the building.

4.
Notwithstanding the provisions of Article 3 of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or without modification) no building, structure or other alteration permitted by Class A of Part 1 of Schedule 2 of the Order shall be constructed on the application site.

5.
No development shall take place on site until full details of the proposed solar panels, including details of how the panels will be attached to the roof and the distance they will project from the roof plane have been submitted to and approved in writing by the Local Planning Authority. The development shall not be carried out other than in accordance with the approved details.

6.
This permission ensures for the whole development only and does not provide for the separate construction of each of the rear extensions individually.

(Members voted on the officers’ recommendation to approve the application)

(Voted; For 6; Against 0)

	Proposed Development

*5.8
Full Application: Erection of fencing and raised decking for Miss C Varnam

Plan No: KET/2014/0123
Speakers

Gill Veysey attended the meeting and spoke on the application as a third party objector.

Cllr Scott Edwards attended the meeting and spoke as ward councillor

Cllr Maggie Don attended the meeting and spoke as ward councillor
	
	Decision

That the application be approved subject to the following conditions: -




1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.

2.
The decking hereby approved shall not be used until all boundary treatment and fencing shown on drawing no. 89/295/02/A and 89/295/03 received by the Local Planning Authority on 20th February 2014 have been erected. The fencing and boundary treatments shall thereafter be permanently retained. 

(Members voted on the officers’ recommendation to approve the application)

(Voted; For 6; Against 0)

	Proposed Development

*5.9
s.73 Application : Variation of Condition 1 of KET/2008/0979, in respect of temporary permission for Mrs F Seed

Plan No: KET/2014/0133
Speakers

None


	
	Decision

That the application be approved subject to the following conditions: -




1.
In the event that the building ceases to be used for sheep or any animals associated with an agricultural use the building hereby approved shall be demolished, the resultant materials permanently removed from the site and the land restored to its former condition.
2. The building hereby approved shall not be used in accordance with any non-agricultural activity including the stabling of horses. 

(Members voted on the officers’ recommendation to approve the application)

(Voted; For 6; Against 0)

	Proposed Development

*5.2
Outline Application: Residential development for up to 199 dwellings with access for Ms C Grisedale Gladman Developments
Plan No: KET/2013/0714
Speakers
None

	
	Decision

That the application be approved subject to the completion of a S.106 obligation in accordance with the agreed timetable in the extension of time procedure, and the following conditions: -



1.
Approval of the details of the appearance, landscaping, layout and scale (hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority in writing before any development is commenced.

2.
Plans and particulars of the reserved matters referred to in condition 1 above, relating to the appearance, layout and scale of any buildings to be erected, the means of access to the site and the landscaping of the site, shall be submitted in writing to the Local Planning Authority and shall be carried out as approved.

3.
Application for approval of the reserved matters shall be made to the Local Planning Authority before the expiration of 3 years from the date of this planning permission.

4.
The development hereby permitted shall be begun either before the expiration of three years from the date of this permission or before the expiration of 2 years from the date of approval of the last of the reserved matters to be approved, whichever is the later.

5.
No development shall commence on site until details of the types and colours of all external facing and roofing materials to be used, together with samples, have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.

6.
No development shall take place until a plan prepared to a scale of not less than 1:500 showing details of existing and intended final ground and finished floor levels has been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details. 

7.
Unless otherwise agreed by the Local Planning Authority, development other than that required to be carried out as part of an approved scheme of remediation must not commence until parts a to c have been complied with. If unexpected contamination is found after development has begun, development must be halted on that part of the site affected by the unexpected contamination to the extent specified by the Local Planning Authority in writing until part d has been complied with in relation to that contamination. 


A.  Site Characterisation

An investigation and risk assessment, in addition to any assessment provided with the planning application, must be completed in accordance with a scheme to assess the nature and extent of any contamination on the site, whether or not it originates on the site. The contents of the scheme are subject to the approval in writing of the Local Planning Authority. The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be produced. The written report is subject to the approval in writing of the Local Planning Authority. The report of the findings must include: 

(i) a survey of the extent, scale and nature of contamination; 

(ii) an assessment of the potential risks to: 


- human health, 

- property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and pipes, 


- adjoining land, 


- groundwaters and surface waters, 


- ecological systems, 


- archaeological sites and ancient monuments; 


(iii) an appraisal of remedial options, and proposal of the preferred option(s). 

This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11(or any model procedures revoking and replacing those model procedures with or without modification)'. 


B. Submission of Remediation Scheme
A detailed remediation scheme to bring the site to a condition suitable for the intended use by removing unacceptable risks to human health, buildings and other property and the natural and historical environment must be prepared, and is subject to the approval in writing of the Local Planning Authority. The scheme must include all works to be undertaken, proposed remediation objectives and remediation criteria, timetable of works and site management procedures. The scheme must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land after remediation. 


C. Implementation of Approved Remediation Scheme
The approved remediation scheme must be carried out in accordance with its terms prior to the commencement of development other than that required to carry out remediation, unless otherwise agreed in writing by the Local Planning Authority. The Local Planning Authority must be given two weeks written notification of commencement of the remediation scheme works. 

Following completion of measures identified in the approved remediation scheme, a verification report that demonstrates the effectiveness of the remediation carried out must be produced, and is subject to the approval in writing of the Local Planning Authority. 


D. Reporting of Unexpected Contamination 
In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority. An investigation and risk assessment must be undertaken in accordance with the requirements of part a, and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of part b, which is subject to the approval in writing of the Local Planning Authority. 

Following completion of measures identified in the approved remediation scheme a verification report must be prepared, which is subject to the approval in writing of the Local Planning Authority in accordance with part c. 

8.
The landscaping details required by condition 1 above shall include a scheme of hard and soft landscaping works (including boundary treatments) which shall specify species, planting sizes, spacing and numbers of trees and shrubs to be planted, the layout, contouring and surfacing of all open space areas. The works approved shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development whichever is the sooner.  Any trees or plants which, within a period of 5 years from the date of planting, die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species.

9.
Prior to the commencement of the development hereby permitted, a scheme for the generation of 10% of the predicted energy requirement for the development on-site or from decentralised renewable and/or low carbon sources shall be submitted to and approved in writing by the local planning authority. The development shall thereafter be carried out in accordance with the approved details.

10.
No development shall take place on site until a scheme for the protection of all trees and hedgerow to be retained (as identified in the submitted Arboricultural Report produced by FPCR Rev. B dated November 2013) produced in accordance with BS5837 (Trees in Relation to Construction 2005: Recommendations) has been submitted to and approved in writing by the local planning authority. The scheme shall include details of the method of excavation, method of construction and protective fencing. The development shall not be carried out other than in accordance with the approved details and the protection measures shall be maintained throughout the development.

11.
No excavations, storage of materials or machinery, parking of vehicles, deposit of soil or rubble, lighting of fires or disposal of liquids shall take place within any area designated as being fenced off or otherwise protected in the approved tree protection scheme.

12.
The dwellings shall be constructed so as to provide the level of sound reduction in accordance with the report reference LE120525/001 dated October 2013 by Wardell Armstrong to ensure that the guideline levels set out in British Standard 8233:1999 for 'good' standard of residential accommodation are complied with. Any reserved matters application including the construction of dwellings shall be accompanied by a scheme detailing the methodology for monitoring the effectiveness of the sound reduction measures and the competency of the person carrying out the monitoring.
13.
Sound reduction testing as required by condition 12 must be carried out in accordance with the approved scheme and a completion report shall be submitted to the local planning authority within six weeks of testing. If the testing indicates that the level of sound reduction has not been achieved in accordance with condition 12, a mitigation strategy, including a timescale for the implementation of the strategy and methodology for testing, shall be submitted to the local planning authority for approval within six weeks of testing. The sound reduction measures shall thereafter be carried out in accordance with the approved mitigation strategy. 
14.
Prior to the commencement of any part of the development hereby permitted, a Construction Management Plan shall be submitted to and approved in writing by the local planning authority. The Construction Management Plan shall include and specify the provision to be made for the following:

i.
Overall strategy for managing environmental impacts which raise during construction;

ii.
Measures to control the emission of dust and dirt during construction;

iii.
Control of noise emanating from the site during the construction period;

iv.
Hours of construction work for the development

v.
A daily log of all vehicles attracted to the site shall be kept and made available for inspection at the request of the local planning authority.

vi.
Contractors' compounds, materials storage and other storage arrangements, cranes and plant, equipment and related temporary infrastructure within the site;

vii.
Designation, layout and design of construction access and egress points;

viii.
Directional signage (on and off site);

ix.
Provision for emergency vehicles;

x.
Provision for all site operatives, visitors and construction vehicles loading and unloading plant and materials solely within the site;

xi.
Provision for all site operatives, visitors and construction vehicles for parking and turning within the site during the construction period;

xii.
Storage of plant and materials used in constructing the development within the site;

xiii.
The erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate;

xiv.
Waste audit and scheme for waste minimisation and recycling/disposing of waste resulting from construction works.

xv 
Measures to control the overspill of light from security lighting.

The approved Construction Management Plan shall be adhered to throughout the construction period and the approved measures shall be retained for the duration of the construction works. 

15.
Prior to the commencement of the development hereby permitted, details of measures to ensure that mud and other such loose material do not migrate onto the highway shall be submitted to and shall be approved in writing by the local planning authority. Such measures as may be approved shall thereafter be implemented and maintained for the duration of the construction period.

16.
The development shall not commence until details of the following works (a and b) have been submitted to and approved in writing by the Local Planning Authority and no part of the development shall be occupied until these works have been completed in accordance with the approved details:
a.
The proposed site access junction on Higham Road
b.
The provision of a new section of cycle track to connect with the adjacent development and its own requirements for widening the existing footway.

17.
The total number of dwellings within the approved site shall not exceed 199.

18.
No building works which comprise the erection of a building required to be served by water services shall be undertaken in connection with any phase of the development hereby permitted until full details of a scheme including phasing, for the provision of mains foul sewerage infrastructure on and off site has been submitted to and approved in writing by the local planning authority. No dwelling shall be occupied until the works have been carried out in accordance with the approved scheme.

19.
The development hereby permitted shall not be carried out other than in accordance with the Recommendations contained in Section 4 of the submitted Ecological Appraisal produced by FPCR Rev. A dated September 2013.

20.
No development shall take place until an Ecological Management Plan, which is in accordance with the recommendations and mitigation measures set out in Section 4 of the submitted Ecological Appraisal produced by FPCR Rev. A dated September 2013 and the submitted Arboricultural Report produced by FPCR Rev. B dated November 2013. The Ecological Management Plan shall include the provision of bat and bird nest boxes and the provision of a Green Infrastructure Corridor along the eastern boundary of the site. The development shall not be carried out other than in accordance with the approved details.

21.
No development shall take place on site until a landscape management plan, including long term design objectives, management responsibilities and maintenance schedules for all landscape areas, other than small, privately-owned, domestic gardens, has been submitted to and approved in writing by the Local Planning Authority. The landscape management plan shall be carried out as approved.

22.
Prior to the commencement of the development, a scheme for the provision of fire hydrants shall be submitted to and approved in writing by the LPA and the development shall not be occupied other than in accordance with the approved scheme.

23.
The accesses hereby permitted shall be carried out in accordance with the approved Development Framework (5844-L-02 Rev. G) and each reserved matter shall generally conform with the Development Framework (5844-L-02 Rev. G) in terms of building road layout, open space and landscaping provision, including around boundaries with adjacent countryside.

24.
No development shall take place on site until details of the width, alignment, gradient, sight lines and type of construction proposed for the roads, footways and accesses, including all relevant horizontal cross sections and longitudinal sections showing the existing and proposed levels, together with details of street lighting and the method of disposing of surface water, and details of a programme for the making up of the roads and footways have been submitted to and approved in writing by the Local Planning Authority.  The approved details, relevant to that phase or housing parcel, shall be fully implemented before the first occupation of any of the dwellings within that phase or parcel.

25.
No development shall take place until a surface water drainage scheme for the site, based on sustainable drainage principles and an assessment of the hydrological and hydro geological context of the development, has been submitted to and approved in writing by the local planning authority. The drainage strategy should demonstrate the surface water run-off generated up to and including the 1% critical storm will not exceed the run-off from the undeveloped site following corresponding rainfall event. Any attenuation required should include an allowable for climate change. This scheme shall subsequently be implemented in accordance with the approved details before the development is completed.


The scheme shall also include:
-
Demonstrate that the hierarchy of drainage has been followed.

-
Detailed surface water design drawings and supporting calculations.

-
Consideration of overland flood flows. Overland floodwater should be routed away from vulnerable areas. For acceptable depths and rates of flow, please refer to Environment Agency and Defra Document FD2320/TR2 "Flood Risk Assessment Guidance for New Development Phase 2".

-
Details of how the scheme shall be maintained and managed after completion.

26.
Prior to the commencement of development, a travel plan to reduce dependency on the private car, which shall include clear and unambiguous objectives and modal split targets, together with a time-bound programme of implementation, and based on the particulars provided by Northamptonshire Highways Authority, which are attached to this decision notice, shall be submitted to and approved in writing by the Local Planning Authority. 

27.
No development shall take place on the site until the applicant, or their agent, or successors in title, has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted to and approved in writing by the local planning authority. 

28.
A site specific Waste Management Strategy must be submitted to the Local Planning Authority accompanying the reserved matters application. The Waste Management Strategy must provide a strategy for a medium development and address the principles in the adopted Development and Implementation Principles Supplementary Planning Document.

29.
A site specific Waste Audit must be submitted to the Local Planning Authority accompanying the reserved matters application. The Waste Audit must provide for waste minimisation and management for a major development and address the principles in the adopted Development and Implementation Principles Supplementary Planning Document.

30.
No dwellings along the northern edge of the development shall exceed 2 storeys in height.

 (Members voted on the officers’ recommendation to approve the application)

(Voted, For 6; Against 0)
	Proposed Development

*5.3
Outline Application: Residential development of up to 110 no. dwellings with access for Grace Homes Limited and W P Groome.

Plan No: KET/2013/0763
Speakers

None

	
	Decision

That the application be approved subject to the completion of a S.106 obligation in accordance with the agreed timetable in the extension of time procedure and the following conditions: -




1.
Approval of the details of the appearance, landscaping, layout and scale (hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority in writing before any development is commenced.

2.
Plans and particulars of the reserved matters referred to in condition 1 above, relating to the appearance, layout and scale of any buildings to be erected, the means of access to the site and the landscaping of the site, shall be submitted in writing to the Local Planning Authority and shall be carried out as approved.

3.
Application for approval of the reserved matters shall be made to the Local Planning Authority before the expiration of 3 years from the date of this planning permission.

4.
The development hereby permitted shall be begun either before the expiration of three years from the date of this permission or before the expiration of 2 years from the date of approval of the last of the reserved matters to be approved, whichever is the later.

5.
No development shall commence on site until details of the types and colours of all external facing and roofing materials to be used, together with samples, have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.

6.
No development shall take place until a plan prepared to a scale of not less than 1:500 showing details of existing and intended final ground and finished floor levels has been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details. 

7.
Unless otherwise agreed by the Local Planning Authority, development other than that required to be carried out as part of an approved scheme of remediation must not commence until parts a to c have been complied with. If unexpected contamination is found after development has begun, development must be halted on that part of the site affected by the unexpected contamination to the extent specified by the Local Planning Authority in writing until part d has been complied with in relation to that contamination. 

A.  Site Characterisation


An investigation and risk assessment, in addition to any assessment provided with the planning application, must be completed in accordance with a scheme to assess the nature and extent of any contamination on the site, whether or not it originates on the site. The contents of the scheme are subject to the approval in writing of the Local Planning Authority. The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be produced. The written report is subject to the approval in writing of the Local Planning Authority. The report of the findings must include: 


(i) a survey of the extent, scale and nature of contamination; 


(ii) an assessment of the potential risks to: 


- human health, 


- property (existing or proposed) including buildings, crops, livestock, pets,  woodland and service lines and pipes, 


- adjoining land, 


- groundwaters and surface waters, 


- ecological systems, 


- archaeological sites and ancient monuments; 


(iii) an appraisal of remedial options, and proposal of the preferred option(s). 


This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11(or any model procedures revoking and replacing those model procedures with or without modification)'. 


B. Submission of Remediation Scheme

A detailed remediation scheme to bring the site to a condition suitable for the intended use by removing unacceptable risks to human health, buildings and other property and the natural and historical environment must be prepared, and is subject to the approval in writing of the Local Planning Authority. The scheme must include all works to be undertaken, proposed remediation objectives and remediation criteria, timetable of works and site management procedures. The scheme must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land after remediation. 

C. Implementation of Approved Remediation Scheme

The approved remediation scheme must be carried out in accordance with its terms prior to the commencement of development other than that required to carry out remediation, unless otherwise agreed in writing by the Local Planning Authority. The Local Planning Authority must be given two weeks written notification of commencement of the remediation scheme works. 

Following completion of measures identified in the approved remediation scheme, a verification report that demonstrates the effectiveness of the remediation carried out must be produced, and is subject to the approval in writing of the Local Planning Authority. 


D. Reporting of Unexpected Contamination 

In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority. An investigation and risk assessment must be undertaken in accordance with the requirements of part a, and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of part b, which is subject to the approval in writing of the Local Planning Authority. 

Following completion of measures identified in the approved remediation scheme a verification report must be prepared, which is subject to the approval in writing of the Local Planning Authority in accordance with part c. 

8.
The landscaping details required by condition 1 above shall include a scheme of hard and soft landscaping works (including boundary treatments) which shall specify species, planting sizes, spacing and numbers of trees and shrubs to be planted, the layout, contouring and surfacing of all open space areas. The works approved shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development whichever is the sooner.  Any trees or plants which, within a period of 5 years from the date of planting, die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species.

9.
Prior to the commencement of the development hereby permitted, a scheme for the generation of 10% of the predicted energy requirement for the development on-site or from decentralised renewable and/or low carbon sources shall be submitted to and approved in writing by the local planning authority. The development shall thereafter be carried out in accordance with the approved details.

10.
No development shall take place on the site until the applicant, or their agent, or successors in title, has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted to and approved in writing by the local planning authority. 

11.
No development shall take place on site until a scheme for the protection of all trees and hedgerow to be retained (as identified in the submitted Arboricultural Report produced by Lockhart Garratt Ltd ref: 13-1898/3256/D04 R v 1) produced in accordance with BS5837 (Trees in Relation to Construction 2005: Recommendations) has been submitted to and approved in writing by the local planning authority. The scheme shall include details of the method of excavation, method of construction and protective fencing. The development shall not be carried out other than in accordance with the approved details and the protection measures shall be maintained throughout the development.

12.
No excavations, storage of materials or machinery, parking of vehicles, deposit of soil or rubble, lighting of fires or disposal of liquids shall take place within any area designated as being fenced off or otherwise protected in the approved tree protection scheme.

13.
The dwellings shall be constructed so as to provide the level of sound reduction in accordance with the recommendations contained in chapter 8 of report reference 6865 Burton Latimer [1592] dated 17th September 2013 by M A Kenyon MSc BSc MIOA, of Martec Environmental Consultants Ltd to ensure that the guidelines set out in British Standard 8233:1999 for 'good' standard of residential accommodation are complied with.   Any reserved matter application including the construction of dwellings shall be accompanied by a scheme detailing the methodology for monitoring the effectiveness of the sound reduction measures and the competency of the person carrying out the monitoring.    

14.
Sound reduction testing as required by condition 13 shall be carried out in accordance with the approved scheme and a completion report shall be submitted to the local planning authority within six weeks of testing. If the testing indicates that the level of sound reduction has not been achieved in accordance with condition 13, a mitigation strategy, including a timescale for the implementation of the strategy and methodology for testing shall be submitted to the local planning authority for approval within six weeks of testing. The sound reduction measures shall thereafter be carried out in accordance with the approved mitigation strategy. 
15.
Prior to the commencement of any part of the development hereby permitted, a Construction Management Plan shall be submitted to and approved in writing by the local planning authority. The Construction Management Plan shall include and specify the provision to be made for the following:

i.
Overall strategy for managing environmental impacts raised during construction;

ii.
Measures to control the emission of dust and dirt during construction;

iii.
Control of noise emanating from the site during the construction period;

iv.
Hours of construction work for the development

v.
A daily log of all vehicles attracted to the site shall be kept and made available for inspection at the request of the local planning authority.

vi.
Contractors' compounds, materials storage and other storage arrangements, cranes and plant, equipment and related temporary infrastructure within the site;

vii.
Designation, layout and design of construction access and egress points;

viii.
Directional signage (on and off site);

ix.
Provision for emergency vehicles;

x.
Provision for all site operatives, visitors and construction vehicles loading and unloading plant and materials solely within the site;

xi.
Provision for all site operatives, visitors and construction vehicles for parking and turning within the site during the construction period;

xii.
Storage of plant and materials used in constructing the development within the site;

xiii.
The erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate;

xiv.
Waste audit and scheme for waste minimisation and recycling/disposing of waste resulting from construction works.

xv. 
Measures to control the overspill of light from security lighting.


The approved Construction Management Plan shall be adhered to throughout the construction period and the approved measures shall be retained for the duration of the construction works. 
16.
Prior to the commencement of the development hereby permitted, details of measures to ensure that mud and other such loose material do not migrate onto the highway shall be submitted to and shall be approved in writing by the local planning authority. Such measures as may be approved shall thereafter be implemented and maintained for the duration of the construction period.

17.
The development shall not commence until details of the following works (a and b) have been submitted to and approved in writing by the Local Planning Authority and no part of the development shall be occupied until these works have been completed in accordance with the approved details:

a.
The proposed site access junction on Higham Road
b.
The provision of a new section of cycle track to connect with the adjacent development and its own requirements for widening the existing footway.

18.
The total number of dwellings within the approved site shall not exceed 110.

19.
No building works which comprise the erection of a building required to be served by water services shall be undertaken in connection with any phase of the development hereby permitted until full details of a scheme including phasing, for the provision of mains foul sewerage infrastructure on and off site has been submitted to and approved in writing by the local planning authority. No dwelling shall be occupied until the works have been carried out in accordance with the approved scheme.

20.
The development hereby permitted shall not be carried out other than in accordance with the Recommendations contained in Section 5 of the submitted Extended Phase 1 Habitat Report produced by Lockhart Garratt ref: 13/1469 3256 D04 R dated November 2013.

21.
No development shall take place until an Ecological Management Plan, which is in accordance with the recommendations and mitigation measures set out in section 5 of the Extended Phase 1 Habitat Report produced by Lockhart Garratt (ref: 13-1469 3256 D04 R) and the submitted Arboricultural Report produced by Lockhart Garratt (Ref: 13-1898/3256/D04 R v1). The Ecological Management Plan shall include the provision of bat and bird nest boxes and the enhancement of the species-rich hedgerow along the eastern boundary of the site. The development shall not be carried out other than in accordance with the approved details.

22.
No development shall take place on site until a landscape management plan, including long term design objectives, management responsibilities and maintenance schedules for all landscape areas, other than small, privately-owned, domestic gardens, has been submitted to and approved in writing by the Local Planning Authority. The landscape management plan shall be carried out as approved.

23.
Prior to the commencement of the development, a scheme for the provision of fire hydrants shall be submitted to and approved in writing by the LPA and the development shall not be occupied other than in accordance with the approved scheme.

24.
The access hereby permitted shall be provided in accordance with drawing no. 5844-L-101 ev. D and each reserved matter shall generally conform with the Illustrative Masterplan 5844-L-101 Rev. D in terms of building road layout and provision of open space.

25.
No development shall take place on site until details of the width, alignment, gradient, sight lines and type of construction proposed for the roads, footways and accesses, including all relevant horizontal cross sections and longitudinal sections showing the existing and proposed levels, together with details of street lighting and the method of disposing of surface water, and details of a programme for the making up of the roads and footways have been submitted to and approved in writing by the Local Planning Authority.  The approved details, relevant to that phase or housing parcel, shall be fully implemented before the first occupation of any of the dwellings within that phase or parcel.

26.
No dwellings located adjacent to the western boundary of the application site shall exceed 2 storeys in height.

27.
Prior to the commencement of development, a travel plan to reduce dependency on the private car, which shall include clear and unambiguous objectives and modal split targets, together with a time-bound programme of implementation, and based on the particulars provided by Northamptonshire Highways Authority, which are attached to this decision notice, shall be submitted to and approved in writing by the Local Planning Authority. 

28.
A site specific Waste Management Strategy must be submitted to the Local Planning Authority accompanying the reserved matters application. The Waste Management Strategy must provide a strategy for a medium development and address the principles in the adopted Development and Implementation Principles Supplementary Planning Document.

29.
A site specific Waste Audit must be submitted to the Local Planning Authority accompanying the reserved matters application. The Waste Audit must provide for waste minimisation and management for a major development and address the principles in the adopted Development and Implementation Principles Supplementary Planning Document.

30.
No development shall take place until a surface water drainage scheme for the site in accordance with the FRA undertaken by JPP (dated March 2014, Rev B, ref: RFRA- R6680PP-01-B) and FRA addendum (e-mails from Martin Andrews, JPP received on 27 March 2014) has been submitted to and approved in writing by the local planning authority. The drainage strategy should demonstrate the surface water run-off generated up to and including the 1% critical storm will not exceed the run-off from the undeveloped site following the corresponding rainfall event. Any attenuation required should include an allowable for climate change. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed.

The scheme shall also include:

1. Demonstrate that the hierarchy of drainage has been followed.


2. Detailed surface water design drawings and supporting calculations.

3. Consideration of overland flood flows. Overland floodwater should be routed away from vulnerable areas. For acceptable depths and rates of flow, please refer to Environment Agency and Defra document FD2320/TR2 “Flood Risk Assessment Guidance for New Development Phase 2”.


4. Details of how the scheme shall be maintained and managed after completion.

(Members voted on the officers’ recommendation to approve the application)

(Voted; For 6; Against 0)

*(The Committee exercised its delegated powers to

act in the matters marked *)
(The meeting started at 7.00pm and ended at 9.35pm)

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

Chair
DJP


(Planning No. 26)


08.04.14


