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

PLANNING COMMITTEE
Meeting held –  10th February 2015

Present:
Councillor Shirley Lynch (Chair)
Councillors Linda Adams, Maurice Bayes, Terry Freer, David Howes, Cliff Moreton, David Soans and Keli Watts
14.PC.47
APOLOGIES

Apologies for absence were received from Cllr Steve Bellamy.
14.PC.48
DECLARATIONS OF INTEREST


Councillor David Soans declared an interest in items 5.3, 5.4, 5.6, 5.7, 5.8 and 5.9 as a member of Desborough Town Council.

Councillor Cliff Moreton declared an interest in item 5.1 as ward councillor.


Councillor David Howes declared an interest in items 5.3 and 5.4 as a family member of the applicant. Councillor Howes left the meeting for the discussion and voting on both items.


The Chair, Councillor Shirley Lynch declared an interest in items 5.3 and 5.4 and elected to stand down as Chair for those specific items, with Councillor Maurice Bayes taking the Chair. 

*14.PC.49
MINUTES

RESOLVED
that the minutes of the meeting of the Planning Committee held on 20th January 2015 be approved as a correct record and signed by the Chair.

*14.PC.50
ITEMS OF URGENT BUSINESS

None. 
*14.PC.51
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. Five 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: Erection of a two bedroom, two storey dwelling with on site parking and private rear garden space at 44 High Street, Broughton for Mr P Purewal
Plan No: KET/2013/0545
Speakers:

Kerrie Picken attended the meeting and spoke as a third party objector 
Pat Scouse attended the meeting and spoke on behalf of Broughton parish Council

Paul Ansell attended the meeting spoke as agent for the applicant


	
	Decision

The committee was advised that this application had previously been deferred at the meeting held on 21st October 2014 in order for satisfactory amended drawings to be supplied. 

An update was provided to the meeting outlining amendments to Conditions 3, 4, 5 and 7 in light of the amended plans received.

The scale of the drawings received had been checked against Ordinance Survey plans, with the both sets of measurements concurring. The drawings detailed a traditional 2-storey property with an ironstone and natural slate finish that was fairly typical of the area. 
Planning issues raised by objectors regarding the form, scale and character of the proposal had been addressed by the amended plans. It was accepted that traffic and parking considerations were not ideal, but parking already occurred on the site and the proposal retained some of the parking associated with the neighbouring shop, along with a single parking space for the proposed property. The application, if approved, would not prevent any proposed improvement works being undertaken to the nearby t-junction.
The impact on neighbouring amenity had been considered in detail, with the physical relationship between the proposal and the objector’s property being deemed satisfactory. The position of the proposed dwelling would result in one window being directly opposite an opening in the objector’s property. It was noted that properties facing each other on either side of a road was not uncommon in villages and towns and was not unreasonable. The committee was advised that satisfactory provision would be made for drainage. Other issues raised by the objector were not material planning considerations.
Members requested additional conditions regarding protected car parking on the site for the shop during the construction period and hours of construction vehicle movement to and from the site. 
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.
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) apart from that hereby approved  no building, structure or other alteration permitted by Classes A, B, C, D, or E  of Part 1 of Schedule 2 of the Order shall be erected/constructed on the application site.
3.
In accordance with samples first shown to and approved by the Local Planning Authority, materials to be used are as follows:

- Walls, including chimney stack, shall be faced in random coursed sand ironstone laid in the traditional manor using lime mortar; 


 - Lintels, cills and corbels to be natural limestone, 


 - Roof covering: natural blue/ black slate

 - Alutec gutters on rise and fall brackets are to be used. 

Development shall not proceed other than in accordance with the approved materials.

4.
Prior to insertion of windows or external doors, joinery sections of these elements shall have been submitted to and approved by the Local Planning Authority. Windows shall be recessed within the elevation openings. 

5.
The development hereby permitted shall not be occupied or the use commence whichever is sooner until the external site layout as shown on amended plan 3128.15.02A has been provided on the development. The materials and appearance for a) the proposed bin store; b) the SUD paving, and c) the side and rear boundary walls (including height and wall coping) and any other or boundary treatment, d) frontage planting (including species), shall be in accordance with details that shall have been first submitted to and approved by the Local Planning Authority. The parking space shown as incidental to the occupation of the dwelling, shall be kept available at all times for parking and no outward opening gates shall be erected where this space fronts the highway.

6.
Pedestrian visibility splays of 2.4 metres by 2.4 metres as measured from and along respectively the back edge of the public footway shall be provided on both sides  of the access driveway, and these splays shall thereafter be permanently kept free of all obstacles to visibility over 0.45 metres in height above footway level.
7.
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. 
For the whole of the period of construction, the whole of the open area of hard standing of the site edged red or blue on the application location plan, shall be kept clear of parked vehicles and instead be kept available for the storage of materials or plant needed to undertake the construction of the dwelling hereby approved.
9. 
During the whole of the period of construction, no lorry or vehicle delivering construction materials attend the site before 09:00am; nor between 3:00pm and 4.00pm; nor after 6:00pm on any day. 

 (Voting on the officer recommendation to approve the application: 

For 6; Against 1)
	Proposed Development

5.2* Full Application: 21 no. dwellings and Public Open Space (Revised scheme KET/2014/0068 at Harrington Road (Land off), Rothwell for Mr P Twigg, Morris Homes. 

Plan No:  KET/2014/0568
Speakers:

Gary Goodwin attended the meeting and spoke as the applicant

	
	Decision

The committee was advised that the proposed site related to a small area of land adjoining an existing development. Although the site was located outside the town boundary, circumstances involved materially weighed in favour of the proposals. The development would provide practical benefits relating to sustainable drainage for both the proposed and existing developments. The site was well defined with roads providing a limit to development with the proposal also allowing for the extension of acoustic fencing. 
It was agreed that planning permission be APPROVED subject to a S.106 OBLIGATION being entered into 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.
The layout, design, landscaping, access, garages, noise bund, acoustic fence and open space hereby permitted shall not be carried out other than in accordance with the following amended plans submitted with the application: 7191.160BB, GR1, GR2-1, F1-1, 5554-P-01F, M2293.04D and M2293.06.
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 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 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.
4.
The development hereby permitted shall only be carried out in accordance with the noise levels stated in the noise assessment prepared by Acoustic Air Limited titled 'Noise Assessment Land South of Harrington Road, Rothwell' dated November 2014.
5.
No development shall commence on site until details of the types and colours of all external facing and roofing materials to be used 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 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.
7.
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. 
8.
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 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.
9.
The development shall be constructed in accordance with the Energy Statement submitted by Stroma Technology on 18/08/2014 and referenced 05/02/2014. The development shall not be carried out other than in accordance with the approved details.
10.
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.
11.
The development shall not be carried out other than in accordance with the approved Flood Risk Statement prepared by Travis Baker and received 19.09.2014. The approved mitigation measures shall be carried out in accordance with a scheme, including details of the water storage and water outflow control system, which shall first have been submitted to and approved in witting by the Local Planning Authority. The development shall not be carried out other than in accordance with the approved scheme.
12.
No development shall commence until full details of pollution control measures within the on-site surface water drainage proposal, along with a plan for the future maintenance of the site drainage to prevent surface water run-off or pollution onto or underneath the A14, have been submitted to and approved in writing with the Local Planning Authority. The development shall be carried out fully in accordance with the approved details.
13.
Prior to the commencement of development a scheme for the provision of 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.
14.
No development shall commence on site until details of a scheme for the storage of refuse and recycling within each plot 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.
15.
No trees, shrubs or hedges within the site which are shown as being retained on the approved plans (5554-P-01-F and M2293.04D) 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.
16.
The development shall not be carried out other than in accordance with the approved Biodiversity Management Plan prepared by FPCR and received 02.09.2014.
17.
Prior to the car parking area hereby permitted being brought into use a scheme detailing any external lighting shall be submitted to and approved in writing by the Local Planning Authority. Lighting of the car park shall be carried out in accordance with the approved scheme. There shall be no other 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. 
18.
The garages hereby permitted shall be constructed in accordance with drawing no. 7191.160 Rev. BB unless otherwise agreed and approved in writing by the Local Planning Authority.
19.
Prior to the commencement of development a site specific Waste Audit must be submitted to and approved in writing by the Local Planning Authority. The Waste Audit must address the Minerals and Waste Local Plan SPD principles (Northants County Council Minerals and Waste). The development must be carried out in accordance with the details contained within the waste audit.
20.
Prior to the commencement of development a programme of archaeological work shall be implemented in accordance with a written scheme of investigation which has first been submitted to and approved in writing by the Local Planning Authority.
21.
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 screen walls and fences shall be erected as approved before the adjacent dwellings are first occupied and shall be retained thereafter.
22.
Prior to the commencement of development a scheme detailing the security measures/standards to be incorporated within the development with reference to the ACPO 'Secured By Design' scheme shall have been submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in accordance with these approved details.    

 (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 the following two items that were considered together, with a separate vote being taken on each.
	Proposed Development

*5.3
Full Application: Erection of workshop and machinery store at Eckland Lodge Farm, Desborough Road, Braybrooke for Stuart Howes & Son/Eckland Lodge Business Park
Plan No: KET/2014/0653
Speakers:

Daniel Howes attended the meeting and spoke as the applicant

	
	Decision

An update was supplied to the meeting outlining correspondence from Turnstone Ecology which addressed ecology concerns raised by the Wildlife Trust. An additional condition was proposed to conserve and enhance ecology on site.

The committee heard that permission had been granted in 2009 for the erection of B1 office buildings and the demolition of existing agricultural buildings. Part of this permission provided for a new access point to the site. It was noted that the machinery store would allow ingress and egress of large farm vehicles without unnecessary machinery movement. 
The existing grain store (5.4) would be demolished as part of the office development referred to above, with the replacement needing to be of sufficient size to store the three crops that were required for agricultural farms over 30 hectares in size.  The chemical and fertiliser store (5.4) was required to maintain compliance with national regulations. There was therefore a justification in the application for both buildings.

It was noted that an ecology survey had been undertaken for the whole site covering three separate planning applications. The Wildlife Trust had raised concerns regarding a lack of survey work for the presence of Great Crested Newts. A phase one survey had been completed, noting a pond on site. Supplementary survey work was not recommended during winter months, therefore a condition was proposed for both applications for a survey to be completed prior to the commencement of development and requiring a mitigation strategy if newts were found. 

It was noted that the development would be visually prominent due to the site location at the top of a natural ridge; the revised landscaping scheme that had been conditioned would soften the new buildings but would not screen them. A condition had also been imposed to prevent materials being stored externally. It was considered that there would be no additional vehicle movements as a result of the new development other than during the construction phase.
The committee considered that the proposal would meet the needs of a long standing family farming business and was necessary to comply with national and EU regulations. It was considered that any visual impact as a result of the development was mitigated by the positive effect the development would have on the farming community. 
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 buildings hereby permitted shall be used only for purposes ancillary to the agricultural unit and for no other purpose whatsoever.
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 a plan prepared to a scale of not less than 1:500 showing details of existing and intended final ground and finished floor levels for 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.
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 surfacing shall be carried out in accordance with the approved details.
6.
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.
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.
Prior to the commencement of development a Great Crested Newt survey, to determine the presence of Great Crested Newt's, shall be submitted to and approved in writing by the Local Planning Authority. If any species are found a scheme providing details of the mitigation measures required  to avoid any damaging effects during the development shall accompany the updated survey and 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 survey and any mitigation measures. 
9.
No equipment, materials, products, parts, containers, waste or any other articles shall be stacked or stored on the site at any time except within the building.

10.
The development hereby permitted shall be carried out in accordance with the recommendations and mitigation as outlined in the submitted Ecological Survey Report dated August 2014.
(Voting on the officer recommendation to approve the application:  

 For 7; Against 0)
	Proposed Development

*5.4 Full Application: Erection of grain store and chemical/fertiliser store at Eckland Lodge Farm, Desborough Road, Braybrooke for Stuart Howes & Son/Eckland Lodge Business Park 
Plan No: KET/2014/0654

	
	Decision

Detail as 5.3 above. 

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 buildings hereby permitted shall be used only for purposes of Chemical/Fertiliser and Grain Store ancillary to the agricultural unit and for no other purpose whatsoever.
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 a plan prepared to a scale of not less than 1:500 showing details of existing and intended final ground and finished floor levels for 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.
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 surfacing shall be carried out in accordance with the approved details.
6.
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.
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.
Prior to the commencement of development a Great Crested Newt survey, to determine the presence of Great Crested Newt's, shall be submitted to and approved in writing by the Local Planning Authority. If any species are found a scheme providing details of the mitigation measures required  to avoid any damaging effects during the development shall accompany the updated survey and 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 survey and any mitigation measures.
9.
No equipment, materials, products, parts, containers, waste or any other articles shall be stacked or stored on the site at any time except within the building.

10.
The development hereby permitted shall be carried out in accordance with the recommendations and mitigation as outlined in the submitted Ecological Survey Report dated August 2014.
(Voting on the officer recommendation to approve the application:  

 For 7; Against 0)
	Proposed Development

*5.8
Full Application: Demolition of garage and utility area and construction of two storey side extension at Wildacre, Furlong Road, Desborough for Mr S Aran, Mulberry Property Developments Ltd


Plan No: KET/2014/0873

Speakers:

Graham Carr attended the meeting and spoke as a third party objector


	
	Decision

The committee was advised that the principle of development had been established. The character and appearance of the proposal was noted as being acceptable, subject to a condition regarding materials. Given the orientation of both the proposed extension and the objecting property and the distances between the two, it was considered that the impact on neighbouring amenity was acceptable in this instance. 

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.

 (Voting on the officer recommendation to approve the application: 

For 6; Abstention 1)
	Proposed Development

*5.5 Full Application: Conversion of car park and outbuildings to create external seating area, bin store and bar, change of use to A4 drinking establishment, creation of new opening to rear elevation of public house and erection of glazed external lobby and new boundary fence and gates at The Earl of Dalkeith, 13 Dalkeith Place, Kettering for JD Wetherspoon PLC.

Plan No: KET/2014/0708
Speakers:

None

	
	Decision

An update was supplied to the meeting advising that no objections had been received from Environmental Health to the revised scheme relocating the proposed outside bar. Condition 4 had been updated to allow use of the area from 9am rather than 8am as originally stated, following comments from Environmental Health.
The committee was advised that the existing use was in keeping with Town Centre Area Action Plan and the issue of design and impact on the Conservation Area had also been considered. Any boundary treatment would be conditioned to ensure suitability. The committee noted that the proposal would significantly improve the visual appeal of the site.
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 materials to be used including facing, roofing, window and doors together with hard and paved surface details 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.
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 scheme shall include full details of the boundary treatment and emergency exit gates to be installed between Dalkeith Place and the external seating area. The use hereby permitted shall not commence until the approved scheme has been fully implemented in accordance with the approved details.
 4.
The use of the outdoor terrace, bar, bin and furniture stores hereby permitted and shown on approved plan no. 6845 04 Revision B, received 26 January 2015 by the Local Planning Authority, shall not be carried out before 09:00 hours or after 21:00 hours on Mondays to Thursdays, nor before 09:00 hours or after 22:00 hours on Fridays and Saturdays, nor before 09:00 hours or after 21:00 hours on Sundays or any recognised public holidays.
5.
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.
6.
Notwithstanding the approved plans, and prior to first use of the external seating area full details of the proposed Pergola area to the north of the site, shall have been submitted to and approved in writing by the Local Planning Authority. The details shall include as a minimum; elevations, means of enclosure, materials and designation of a smoking area. The  Pergola area shall be completed in accordance with the approved details.
7.
Before the installation of any plant a noise assessment detailing the impact on noise sensitive properties shall be undertaken in accordance with BS41412:1999 (or later amendments) and submitted to the Local Planning Authority for approval, including noise mitigation measures where required to ensure that the noise from the plant is 5dB(A) or more below the existing background noise level. The plant and any required noise mitigation measures shall be installed in accordance with the approved details before first use and maintained in the approved state.
8.
There shall be no public address or other sound amplification system installed or used at any time other than in accordance with details which shall first have been submitted to and approved in writing by the Local Planning Authority.
9.
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 and where remediation is necessary a remediation scheme must be prepared 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 and submitted for approval in writing to the Local Planning Authority.  Occupation or use of the development will not be permitted until the verification report has been submitted and approved.
10.
Prior to the commencement of development, a scheme detailing the security measures/ standards to be incorporated into the development shall have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details.  

(Voting on the officer recommendation to approve the application:  

 For 7; Against 0)
	Proposed Development

*5.6
Full Application: Change of use from dwelling to mixed use of dwelling and dog grooming parlour (part garage) at 83 Ironwood Avenue, Desborough for Mrs K Beba

Plan No: KET/2014/0789
Speakers:

None

	
	Decision

The committee was advised that the insertion of a set of French doors was the only structural work proposed, with no other alterations required as part of the permission. The proposed works were not deemed to adversely affect neighbouring amenity. 

The committee heard that the application was subject to conditions limiting the permission to the current owner, the number of dogs on site at any one time, operating hours and a maximum number of dogs to be groomed in a day. 
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.
This permission shall enure for the benefit of Mrs K Beba only and shall not enure for the benefit of the land and the use hereby permitted shall be discontinued on the date when Mrs K Beba ceases to occupy the premises.
3.
The use hereby permitted shall not be carried out before 9am or after 5pm hours on Mondays to Saturdays, nor open at any time on Sundays or any recognised public holidays.
4.
No more than two dogs shall be kept at the premises, for the purpose of the use hereby permitted, at any one time and a maximum of three dogs shall be groomed per day in accordance with the details outlined in the submitted design and access statement received 2014/0789/1 from Mrs K Beba.
5.
The use herby permitted shall only operate within the part of the double garage as labelled on the approved plan (14/001/01 Rev B).


(Voting on the officer recommendation to approve the application: 

For 7; Against 0)
	Proposed Development

*5.7
Full Application: Demolition of side extension. 1 no. detached dwelling. Single storey side extension to no. 27 at 27 Ise Vale Avenue, Desborough form Mr and Mrs A Tahim

Plan No: KET/2014/0854
Speakers:

None

	
	Decision

The committee was advised that the principle of development was established and the character and appearance of the new dwelling and side extension complied with the aims and objective of all relevant policies. It was considered that there would not be an unacceptable impact on neighbouring amenity, with conditions in place relating to additional openings and boundary treatments. 
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.
Due to the previous potentially contaminative use of the site and 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: 


o human health, 


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


o adjoining land, 


o ground waters and surface waters, 


o ecological systems, 


o 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.
3.
For the dwellinghouse hereby approved, no development shall commence on site until details of the types and colours of all external facing and roofing materials to be used 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.
For the single storey extension to No.27 Ise Vale Avenue hereby approved, 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.
5.
The development hereby approved shall be carried out in accordance with the sustainable construction and energy efficiency techniques detailed in the Sustainability Appraisal and Energy Statement received by the Local Planning Authority on 22nd December 2014.
6.
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.
7.
For the dwellinghouse hereby approved, 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 dwellinghouse shall not be first occupied until the approved scheme has been fully implemented in accordance with the approved details.
8.
For the dwellinghouse hereby approved, prior to the commencement of development, a plan showing the access details and adequate areas within the site for the parking and manoeuvring of vehicles 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 such provision shall be retained thereafter and kept available for such purposes.
9.
For the dwellinghouse hereby approved, 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 Class A shall be made at first floor level in the northwest and southeast elevations of the building.
10.
For the single storey extension to No.27 Ise Vale Avenue hereby approved, 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 Class A shall be made in the northwest elevation of the building.

 (Voting on the officer recommendation to approve the application:  

 For 7; Against 0)
	Proposed Development

*5.9
Full Application: Garage conversion to habitable room. New detached garage at 13 Millholm Road, Desborough for Mr D Maycock

Plan No: KET/2015/0004
Speakers:

None


	
	Decision

The committee considered the application for the conversion of an existing garage to form a habitable room and the construction of new single garage to the front of the property. It was noted that the existing property had an extremely large frontage and no change to the access point was proposed. The replacement garage was acceptable in design and visual impact terms and would be screened by the retention of dense conifer hedging along Millholm Road. 
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: KET/2015/0004/1; Ket/2015/0004/2; Des-78-1/4; Des-78-2/4; Des-78-3/4; Des-78-4/4.
3.
As indicated upon the approved Site Layout (Des-78-4/4) development shall be implemented in conjunction with the retention of the existing landscaping features that are in place to the frontage of the site (annotated as 'conifer screening' and 'red robbin bushes' upon the Site Layout).
4.
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 dwelling.

(Voting on the officer recommendation to approve the application: 

For 7; Against 0)
	Proposed Development

*5.10
Full Application: Two storey rear extension and side gable extension at 29 Bryant Road, Kettering for Mr L Sayers

Plan No: KET/2015/0017
Speakers:

None


	
	Decision

The committee was advised that the principle of the development was acceptable. The proposal comprised a rear side extension with acceptable design and form and there was considered to be no adverse effect on neighbouring residential amenity. 
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 in the side gable extension shall be non-opening and glazed with obscured glass 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 either roof plane of the two storey rear extension.
(Voting on the officer recommendation to approve the application: 

For 7; Against 0)
*(The Committee exercised its delegated powers to

act in the matters marked *)
(The meeting started at 7.00pm and ended at 9.01pm)

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

Chair
DJP

(Planning No. 1)


10.2.15


