



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

PLANNING COMMITTEE
Meeting held –  20th January 2015

Present:
Councillor Shirley Lynch (Chair)
Councillors Linda Adams, Maurice Bayes, Steve Bellamy, Terry Freer, Cliff Moreton, David Soans and Keli Watts
14.PC.41
APOLOGIES

Apologies for absence were received from Cllr David Howes
14.PC.42
DECLARATIONS OF INTEREST


Councillor David Soans declared an interest in items 5.3 and 5.4 as a member for Desborough Town Council.

Councillor Cliff Moreton declared an interest in item 5.9 as ward councillor.


The Chair, Councillor Shirley Lynch declared an interest in item 5.2 and elected to stand down as Chair for that specific item, with Councillor Maurice Bayes taking the Chair.
*14.PC.43
MINUTES

RESOLVED
that subject to an amendment to the refusal reasons for Item 5.1, the minutes of the meeting of the Planning Committee held on 16th December 2014 be approved as a correct record and signed by the Chair.

*14.PC.44
ITEMS OF URGENT BUSINESS

None. 
*14.PC.45
APPLICATIONS 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. Eight speakers attended the meeting and spoke on applications in accordance with the 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 Committee reached the following decisions:-

	Proposed Development

*5.1
Full Application: 80 no. dwellings with associated infrastructure at Rothwell Town Football and Social Club, Cecil Street, Rothwell for William Davis Ltd
Plan No: KET/2014/0233
Speakers:

James Bradley attended the meeting and spoke as agent for the applicant.
Councillor Alan Mills attended the meeting and spoke as Ward Councillor. 
	
	Decision

An update was provided to the committee detailing an amendment to Condition 12 in relation to bin storage facilities. Details of the S106 negotiations including two scheme mitigations were provided; the developer offering £120k towards supporting improvements in a local football facility, or alternative suitable use, and additionally, a means to enable developers of the extension to the neighbouring primary school to access their site through this site were proposed.
The committee was advised that the site had been derelict since 2012, with difficult social and environmental problems arising as a result. In accordance with agreed procedure, Sport England had been consulted and provided objection on the grounds of loss of sporting facility. The Committee noted that the scheme would provide a significant amount of affordable housing (up to 60%) if approved and there was a fine balance between loss of the sports pitch and the need for affordable housing on a sustainable brownfield site. 

It was agreed that planning permission be APPROVED subject to a S.106 OBLIGATION being entered in and 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 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. 
3.
No development shall commence on site until details of the design and materials of the substation, 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.
4.
No trees, shrubs or hedges within the site which are shown as being retained on the approved plans shall be felled, uprooted, wilfully damaged or destroyed, cut back in any way or removed without the prior written consent of the Local Planning Authority. Any trees, shrubs or hedges removed without such consent, or which die or become severely damaged or seriously diseased within five years from the occupation of any building or the development hereby permitted being brought into use shall be replaced with trees, shrubs or hedge plants of similar size and species until the Local Planning Authority gives written consent to any variation.
5.
(a) Prior to the commencement of development or other operations being undertaken on site a scheme for the protection of the retained trees produced in accordance with BS5837 (Trees in Relation to Construction 2005: recommendations), which provides for the retention and protection of trees, shrubs and hedges growing on or adjacent to the site, including trees which are the subject of a Tree Preservation Order currently in force, shall be submitted to and approved in writing by the Local Planning Authority. No development or other operations shall take place except in complete accordance with the approved protection scheme.

(b) No operations shall be undertaken on site in connection with the development hereby approved (including any tree felling, tree pruning, demolition works, soil moving, temporary access construction and / or widening or any operations involving the use of motorised vehicles or construction machinery) until the protection works required by the approved protection scheme are in place.

(c) No excavations for services, storage of materials or machinery, parking of vehicles, deposit or excavation 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 protection scheme.

(d) Protective fencing shall be retained intact for the full duration of the development hereby approved and shall not be removed or repositioned without the prior written approval of the Local Planning Authority.
6.
No development shall take place until there has 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 first occupation of a dwelling 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.
 7.
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.
8.
No development shall commence on site until details of the materials to be used for hard and paved surfacing have been submitted to and approved in writing by the Local Planning Authority.  The approved surfacing shall be completed before the adjoining buildings are first occupied.
9.
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a detailed scheme indicating the positions, design, materials and type of all boundary treatments and gates to be erected.  The development shall not be occupied until the approved scheme has been fully implemented in accordance with the approved details and shall be retained thereafter.
10.
The car parking areas for the development and other non-adopted publically accessible areas, shall be to the BS5489 standard. These areas shall have a minimum uniformity rate of 0.25Uo (25%) and the colour rendition of the lighting shall be lit at least 60Ra (60%). Prior to the commencement of the development a LUX plan showing how this standard is to be met shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme(s) shall be implemented prior to the first occupancy of a unit. The LUX plan for the development shall detail what lamps are being proposed and also the maximum, minimum, average and uniformity levels for each area.
11.
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 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.

12.
Prior to the commencement of development a scheme for the storage and collection of waste shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall identify the location for each dwelling for the storage of bins. All dwellings in the centre of a terrace shall have bin stores provided in the front gardens. The approved facilities shall be retained at all times thereafter.
13.
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. An overall strategy for managing environmental impacts which arise 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. Details of measures to prevent mud and other such material migrating onto the highway from construction or demolition vehicles;

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

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

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

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.
14.
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.
15.
No development shall commence on site until details of the design and materials of the bin and cycle stores 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.
16.
No development shall take place on site until a noise assessment together with a scheme for the sound insulation of the proposed dwellings has been submitted to and approved in writing by the Local Planning Authority. The dwellings shall not be first occupied, until the development has been carried out in accordance with the approved scheme.
17.
Prior to the commencement of development a scheme detailing biodiversity improvements across the site that mitigates the loss of wildlife shall be submitted and approved in writing by the Local Planning Authority.  The details shall include bird and bat boxes within buildings.  The development shall not be carried out other than in accordance with the approved scheme.
18.
Prior to the commencement of development a scheme for the provision of the surface and waste water drainage shall be submitted to and approved in writing by the Local Planning Authority.  This shall include full detail of the proposed attenuation tank.  The development shall not be carried out other than in accordance with the approved scheme.
19.
The development hereby permitted shall not be occupied until accesses, parking and turning areas have been constructed, surfaced and marked out in accordance with details which shall have first been submitted to and approved in writing by the Local Planning Authority.
20.
No development shall take place on site until a scheme demonstrating how the development will incorporate techniques of sustainable construction and energy efficiency, provision for waste reduction and recycling, provision for water efficiency and recycling, and demonstrating that at least 10% of the demand for energy will be met on site and renewably and/or from a decentralised renewable or low-carbon energy supply, 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 scheme.
 21.
No development shall take place on site until details of the method of construction of the means of access have been submitted to and approved in writing by the Local Planning Authority. The approved details shall be fully implemented before the use hereby permitted is commenced, or the building is occupied, whichever is the sooner.
22.
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.

(Voting on the officer recommendation to approve the application: 

For 7; Against 0)
The Chair, Councillor Shirley Lynch left the meeting at this point, Councillor Maurice Bayes assumed the position of Chair for this item
	Proposed Development

*5.2 Outline Application: Outline planning permission with all matters reserved except access for: 1) Residential development including affordable housing, open space, strategic landscaping, allotments, play areas, associated infrastructure including sustainable drainage works and 2) car park (extension to neighbouring medical centre) at Higham Road (land south of), Burton Latimer for Hallam Land Management

Plan No:  KET/2014/0447
Speakers:

Paul Belton attended the meeting and spoke as agent for the applicant.

	
	Decision

An update was presented to the committee detailing a response from the Environment Agency to the revised Flood Risk Assessment and a response from the Wildlife Trust. The update also contained revised reasons for refusal of the application.

The Committee was advised that the outline application for up to 180 dwellings with all matters reserved except access. It was noted that if the application was approved it would add a significant number of properties beyond the boundary of Burton Latimer. The extent of S106 offered had yet to be determined and there remained a number of outstanding queries to satisfy the CIL test. 
KBC had demonstrated that site location policies were up to date, supported by more than a 5 year land supply, with the approved development plan approving growth in market towns as being modest. If the application were approved, it would be contrary to the development plan and would set a precedent that would make it harder to refuse similar applications on the edge of market towns in the Borough. 

It was agreed that planning permission be REFUSED for the following reasons:-


1. Paragraph 14 of the national Planning Policy Framework provides a presumption in favour of sustainable development, which means for decision-taking approving development proposals that accord with the Development Plan. The site lies outside the town boundary for Burton Latimer in open countryside and fails to focus development on the Growth Towns and would deliver in excess of what is considered to be a moderate level of growth as envisaged for Burton Latimer, a smaller town and consequently the proposal does not accord with policies 1, 9 and 10 of the North Northamptonshire Core Spatial Strategy. Further, the proposal would contribute to a dispersed pattern of development which dilutes the focus on Growth Twons set out in policy 1. The continued release of green field land by granting consents does not meet the requirements in the National Planning Policy Framework for a presumption in favour of plan-led development, given KBC have substantially more than a 5 year housing land supply.
2. Protecting and enhancing the environment is one of the key dimensions to delivering sustainable development. The proposed development will make a significant and incongruous incursion into the open countryside on the south side of Higham Road and would be readily visible from the approaches to the site. The proposed development would therefore cause substantial harm to the open character of this landscape.  The proposal is therefore contrary to Policies 9, 10 and 13 of the approved North Northamptonshire Core Spatial Strategy and saved Policy 7 of the Local Plan for Kettering.  

(Voting on the officer recommendation to refuse the application:  
 For 7; Against 0)
	Proposed Development

*5.4
Full Application: 1 no. dwelling to replace mobile home and 5 no. pitches with creation of hard standing at Woodside (North East of), Stoke Albany, Desborough for Mr and Mrs F Smith C/O Ferguson Broadbent LLP

Plan No: KET/2014/0532

Speakers:

Karen Stanley attended the meeting and spoke as a third part in favour of the application.
Councillor David Howes attended the meeting and spoke as Ward Councillor. 
	
	Decision

An update was provided to the meeting which outlined a consultation response from Northamptonshire Police confirming no objection to the application. Additionally, conditions 1 and 5 had been revised and an additional condition (Condition 13) had been included. 
The Committee noted that there was a case for providing sites in terms of the Planning Policy for Traveller Sites. Locational factors had been considered in the officer report, particularly policies relating to housing in the countryside. It was noted that the application site was reasonably well located for this type of facility. Issues of design and impact were covered in the officer report and had been satisfactorily dealt with.

It was agreed that planning permission be APPROVED subject to the following conditions:-


1.
The development hereby permitted shall be begun before the expiration of 1 year from the date of this planning permission.
 2.
The development hereby permitted shall not be carried out other than in accordance with the approved plans and details referenced as follows: Plan 1; Plan 2B; Plan 3B; Plan 4B; Plan 5A; Plan 6A; Plan 7A; Design & Access Statement 1; Sustainability and Energy Statement 2; SPD Checklist 3.
3.
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 conditions A to D 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 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 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. 
4.
Prior to the first occupation of the development hereby approved, a scheme for the storage and collection of waste shall be submitted to and approved in writing by the Local Planning Authority and subsequently implemented in accordance with the approved details and retained at all times thereafter.
5.
The site shall not be occupied by any persons other than gypsies and travellers defined in paragraph 15 of ODPM Circular 01/2006; the single dwelling hereby approved shall not be occupied by any person other than by gypsies and travellers for the purpose of managing the site.

6.
No development shall take place on site until a scheme for boundary treatment (including the details of any new gating) has 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.
7.
Prior to the commencement of development a scheme for the provision of surface and waste water drainage 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 scheme.
8.
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.
9.
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. 
10.
No development shall take place on site until details of the method of construction of the means of access have been submitted to and approved in writing by the Local Planning Authority. The approved details shall be fully implemented before the use hereby permitted is commenced, or the building is occupied, whichever is the sooner.
11.
No development shall commence on site until details of the materials to be used for hard and paved surfacing have been submitted to and approved in writing by the Local Planning Authority.  The approved surfacing shall be completed before the adjoining buildings are first occupied.
12.
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 othet alteration permitted by Class B of Part 5 of Schedule 2 of the Order shall be erected on the application site.
13.
The traveller pitches hereby approved shall be laid out in full prior to the first occupation of the single dwelling hereby approved. 
(Voting on the officer recommendation to approve the application:  

 For 6; Against 1)
	Proposed Development

*5.5  Outline Application: Construction of up to 40 dwellings with access at Thurston Drive (Land off), Kettering for Mr P Dixon – Robert Dixon Ltd

Plan No: KET/2014/0593

Speakers:

Sam Silcocks attended the meeting and spoke as agent for the applicant.


	
	Decision

An update was provided to the meeting which outlined an amendment to Condition 8 and an additional condition (Condition 22).

The committee was advised that the outline application for up to 40 homes sought to determine access with all other matters reserved. Although the application was on a greenfield site, it was located within the town boundary and the policies of the CSS directed development to the core of towns. The site was considered to be a sustainable site for development, with 30% affordable housing being sought and secured by a S106 agreement. Indicative plans were supplied, showing the site in the context of existing development at Thurston Drive. Access points were considered to be acceptable, with any concerns regarding amenity being controlled through the detailed design process. Environmental Health concerns regarding noise emanating from a nearby factory fan could be alleviated by condition as this site was also in control of the applicant. All other objections could be addressed at the detailed design stage.

The committee raised a number of concerns regarding the flood risk of the site, with a request being made for an additional condition to alleviate these concerns. 
It was agreed that planning permission be APPROVED subject to a S.106 OBLIGATION being entered in and to 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 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.
Due to the underlying geology present throughout Northamptonshire at which the levels of some naturally occurring contaminants frequently exceed the levels at which the risk to human health would be considered acceptable for residential land use; it is expected that there may be unacceptable risks to future occupiers of the site without the following investigation being carried out:

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 conditions A to D 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, 


- ground waters 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'. 

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 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.
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.
No development shall take place until a Construction Method Statement has been submitted to and approved in writing by the Local Planning Authority. 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 approved method statement shall be adhered to throughout the construction period and the approved measures shall be retained for the duration of the construction works.
8.
The development hereby permitted shall be limited to no more than 47 dwellinghouses.
9.
The dwellinghouses hereby permitted shall be a maximum of two storeys in height.
10.
The development hereby approved shall be carried out in accordance with the sustainable construction and energy efficiency techniques detailed in the Energy Statement dated August 2014, reference KET/2014/0593/3 received by the Local Planning Authority on 29th August 2014.
11.
No development shall take place on site until details of the method of construction of the means of access have been submitted to and approved in writing by the Local Planning Authority. The approved details shall be fully implemented before the use hereby permitted is commenced, or the building is occupied, whichever is the sooner.
12.
No development shall commence on site 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 building shall be occupied until the works have been carried out in accordance with the approved scheme. 
13.
Prior to the commencement of development a scheme for the provision of surface water drainage 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 scheme.
14.
No development shall commence on site until details of the types and colours of all external facing and roofing materials, windows and rainwater goods 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.
15.
No development shall take place until there has 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.
16.
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.
17.
No development shall take place on site until a scheme for boundary treatment has been submitted to and approved in writing by the Local Planning Authority.  The development shall not be first occupied until the approved scheme has been fully implemented in accordance with the approved details.
18.
No development shall commence on site until details of the materials to be used for hard and paved surfacing have been submitted to and approved in writing by the Local Planning Authority.  The approved surfacing shall be completed before the adjoining dwellinghouses are first occupied.
19.
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. 
20.
The development shall not be carried other than in accordance with the mitigation measures and recommendations set out within the Ecological Survey of Land at Thurston Drive, dated July 2014, received by the Local Planning Authority on 29th August 2014.
21.
No development shall take place until a scheme for the provision and management of a seven metre wide buffer zone with ecological enhancement alongside the Slade Brook shall be submitted to and agreed in writing by the local planning authority. Thereafter the development shall be carried out in accordance with the approved scheme and any subsequent amendments shall be agreed in writing with the local planning authority.  The buffer zone scheme shall be free from built development including lighting, domestic gardens and formal landscaping.
22.
No development shall take place until details of the relocation of the fan on the adjacent factory and the associated acoustic mitigation measure have been submitted to and approved in writing by the Local Planning Authority.  The fan shall be relocated and the acoustic mitigation measures implemented in accordance with the approved details prior to the first occupation of the development hereby permitted and retained thereafter, unless otherwise approved in writing by the Local Planning Authority.

23.
Prior to commencement of development there shall be submitted to and approved by the Local Planning Authority further information which demonstrates that the drainage proposals have taken account of the ground becoming waterlogged or at risk of flooding, and are able to minimise any risk arising from blockages or silting up within the drainage network that is linked to this site.

(Voting on the officer recommendation to approve the application:  

 For 5; Against 2)
	Proposed Development

*5.6 Full Application: Two storey side extension. Demolition of existing garage and replacement detached garage at 2 Stratfield Way, Kettering for Mr J Mitchener


Plan No: KET/2014/0761

Speakers:

Councillor Scott Edwards attended the meeting and spoke as Ward Councillor
	
	Decision

An update was provided to the committee noting three objections to revised plans as a result of a seven day consultation on amended plans. An additional condition (Condition 4) was proposed to ensure no additional openings could be made in the side elevation at first floor level.

The committee heard the application for a two storey side extension had received objections from five neighbouring properties, although no objection had been made by 3 Stratfield Way. Since submission of the scheme, the proposed ridge height had been reduced from 7.1m to 6m to meet neighbour concerns. The ridge height of the existing garage was 3.7m. Given separation distances between the proposal and neighbouring properties, the application was considered to be acceptable in amenity terms. 

It was agreed that planning permission 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 materials to be used in the construction of the external surfaces of the development hereby permitted shall match, in type, colour and texture those on the existing building.
 3.
The window at first floor level on the north-east elevation shall be obscurley glazed to or equivilant to level 3 within the Pilkinton range of textured glass and non-opening unless the parts of the window which can be opened are more than 1.7 metres above the floor of the room in which the window is installed  and thereafter shall be permanently retained in that form.
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 additional openings permitted by Schedule 2, Part 1, Classes A or C shall be made in the north-east elevation at first floor level. 
(Voting on the officer recommendation to approve the application:  

 For 7; Against 0)
	Proposed Development

*5.9
Full Application: Construction of additional detached garage and home offices at 13 Long Breech, Mawsley for Mr J Den-Drijver


Plan No: KET/2014/0827

Speakers:

Graham Haines attended the meeting and spoke as third party objector.
	
	Decision

The committee was advised that that application complied with all applicable national policies and the development plan, with objections received being considered against these policies.

The committee sought clarification of the exact location and orientation of the proposal. 

It was agreed that planning permission 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 bricks to be used in the construction of the development hereby permitted shall match in type, colour and texture those on the existing dwelling. The cladding used in the construction of the remainder of the development shall be timber in a natural finish. The roof tiles, windows and doors of the development shall also match in type, colour and texture those on the existing dwelling.
3.
The development hereby permitted shall be only for purposes incidental to the enjoyment of the dwellinghouse.


(Voting on the officer recommendation to approve the application: 

For 5; Abstentions 2)
	Proposed Development

*5.3
Full Application: Redevelopment of site to provide residential development comprising 6 no. dwellings to include 5 terrace and 1 detatched at W T Craggs & Co Ltd, 62 Gold Street, Desborough for Mr and Mrs T Judkins

Plan No: KET/2014/0506
Speakers:

None
	
	Decision

The committee was advised that the application would be redevelopment of a brownfield site, currently used as a builder’s store. The site was within the town boundary and the design was compatible with the surroundings. Impact on amenity had been considered in some detail within the officer report. 

The committee raised a query regarding bin storage that could be controlled by the inclusion of an additional condition to any permission granted.

It was agreed that planning permission 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 development hereby permitted shall not be carried out other than in accordance with the approved plans and details referenced as follows: 00 B; 04 C; 05 C; 5029-10 A; 06 A; 07 A; 08; 12869cv-01; 12869cv-02; 13/156; 5029R002A DS; Noise Assessment 4199; Technical Note 4199; July 2014; KET2014/0506/3; STK2385B-P01; 5029R001A TS.
3.
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.
4.
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 specify species, planting sizes, spacing and numbers of trees and shrubs to be planted.  The approved scheme shall be carried out in the first planting and seeding seasons following the occupation of the building.  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.
5.
No development shall commence on site until details of the materials to be used for hard and paved surfacing have been submitted to and approved in writing by the Local Planning Authority.  The approved surfacing shall be completed before the adjoining buildings are first occupied.
6.
No development shall take place on site until a scheme for boundary treatment has 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.
 7.
Prior to the first occupation of the development, all of the approved highway improvement works depicted upon approved plan 'Highway Adoption Works 5029-10 A' shall be implemented in full.
8.
Prior to the first occupation of Plot 6 full details of the proposed glazing and ventilation system for habitable rooms situated on the front facade (north) shall be submitted to and approved in writing by the Local Planning Authority so as to ensure that the internal noise criteria outlined in BS8233:2014 are met with windows closed.  The approved measures shall be installed prior to the first occupation of Plot 6 and retained at all times thereafter.
9.
The first floor windows on the south elevation of Plot 1, the north elevation of Plot 5 and the west elevation of Plot 6 shall be glazed with obscured glass and thereafter shall be permanently retained in that form.
10.
Prior to the commencement of development a programme of archaeological work in accordance with a written scheme of investigation shall be submitted to and approved in writing by the Local Planning Authority.  The works shall be carried out in accordance with the approved scheme.
11.
Development shall not commence until a drainage strategy including on and off-site works 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 strategy, and the building shall not be occupied or the use commence, whichever is the sooner, until the approved strategy has been fully implemented.
12.
No development shall take place on site until a scheme for the protection of existing trees  on and immediately adjacent to the site 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.
13.
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 conditions A to D 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 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 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. 
14.
No development shall take place until a Construction Management Plan (CMP) has been submitted to and approved in writing by the Local Planning Authority.  The approved CMP shall be adhered to throughout the construction/demolition period unless otherwise first agreed in writing by the Local Planning Authority. 
15.
In accordance with the approved Ecological Appraisal (KET2014/0506/3) a scheme for the provision of bird boxes to be affixed to suitable retained trees and buildings within the site shall be submitted to and approved in writing by the Local Planning Authority, the approved scheme shall be implemented in full prior to the first occupation of the development and retained at all times thereafter.
16.
Development shall be implemented (and retained at all times thereafter) in full accordance with the list of sustainability measures outlined within the Sustainable Design and Energy Statement (July 2014) hereby approved.

17.
Prior to the commencement of development a scheme for the storage and collection of refuse, and recyclables (including details of the location, size and appearance of storage and collection areas) shall be submitted to and approved in writing by the Local Planning Authority; development shall be implemented in accordance with the approved details and shall be retained as approved thereafter.
 (Voting on the officer recommendation to approve the application:  

 For 7; Against 0)
	Proposed Development

*5.7
Full Application: Single storey side and rear extension at 9 Carisbrooke Close, Kettering for Mr P Randall

Plan No: KET/2014/0779
Speakers:

None

	
	Decision

The committee was advised that only one objection had been received from a neighbouring property regarding potential overlooking of a bedroom window. Officers considered that in this regard there was no detrimental impact above what already existed.
It was agreed that planning permission 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 southern elevation or roof plane of the extension hereby permitted.

(Voting on the officer recommendation to approve the application: 

For 7; Against 0)
	Proposed Development

*5.8
Advertisement Application: 1 no. free standing sign at Finedon Road, Burton Latimer for Orbit Homes

Plan No: KET/2014/0788
Speakers:

None


	
	Decision

The committee was advised that the application was for advertising consent for a single sign relating to a proposed housing development nearby. One objection had been received from Burton Latimer Town Council regarding location of sign. Alternative locations had been considered by the applicant in response to the objection. The committee noted the condition relating to maintenance of the sign if permission was approved. 
It was agreed that planning permission be APPROVED subject to the following conditions:-


1.
This consent shall be for a limited period expiring on five years from the date of this notice or on completion of sale on the last property of the development permitted by KET/2012/0228, whichever is the sooner, on or before which date the display shall be permanently discontinued.
2.
Any advertisements displayed and any site used for the display of advertisements, shall be maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning Authority.
3.
No advertisement shall be sited or displayed so as to -

(a) endanger persons using any highway, railway, waterway, dock, harbour or aerodrome (civil or military);

(b)  obscure, or hinder the ready interpretation of, any traffic sign, railway signal or aid to navigation by water or air, or

(c) hinder the operation of any device used for the purpose of security or surveillance or for measuring the speed of any vehicle.
4.
Any advertisement displayed and any site used for the display of advertisements, shall be maintained in a condition that does not impair the visual amenity of the site.
5.
Any structure or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a condition that does not endanger the public.
6.
Where an advertisement is required under these Regulations to be removed, the site shall be left in a condition that does not endanger the public or impair visual amenity.
7.
No part of the proposed sign shall overhang or encroach on the public highway.

 (Voting on the officer recommendation to approve the application: 

For 6; Abstention 1)
*14.PC.46
ENFORCEMENT ACTION MONITORING
The committee received a report on enforcement monitoring covering the period 1st February 2014 to 31st December 2014. 
It was noted that the aggregate number of cases had fallen dramatically and a further update would be provided to committee in April. 

*(The Committee exercised its delegated powers to

act in the matters marked *)
(The meeting started at 7.00pm and ended at 9.26pm)

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

Chair
DJP

(Planning No. 1)


20.1.15


