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

PLANNING COMMITTEE
Meeting held –  2nd June 2015

Present:
Councillor Shirley Lynch (Chair)
Councillors Linda Adams, Ash Davies, Terry Freer, Cliff Moreton, Jan Smith, David Soans, Lesley Thurland and Keli Watts
15.PC.01
APOLOGIES

None. 
15.PC.02
DECLARATIONS OF INTEREST


None.
*15.PC.03
MINUTES

RESOLVED
that the minutes of the meetings of the Planning Committee held on 7th April 2015 and 16th April 2015 be approved as a correct record and signed by the Chair, subject to a minor amendment to the resolution of Item 5.1 (b)(3) on page 5 of the 7th April minutes.
*15.PC.04
ITEMS OF URGENT BUSINESS

None. 
*15.PC.05
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 and in writing at the meeting. Two 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

*5.2
Full Application: Erection of 4 no. dwellings and conversion of factory into 5 no. apartments at 81 Stamford Road, Kettering for Mr G Millard, MGM Property Limited
Plan No: KET/2014/0592
Speakers:

Mr T Pateman attended the meeting and spoke as the applicant.

	
	Decision

The committee was advised that the application sought permission for the conversion of a former factory to five apartments, with four new dwellings being erected to the rear of the site. 

Existing site access would require widening to meet minimum adoptable highway standards. This would further require the end of the existing building to be taken down to accommodate this work, with several conditions proposed to protect the existing structure and to ensure reuse of materials. The conversion proposal would see two flats on the ground and first floors, with a single flat on the top floor. Projecting elements would be installed to provide balconies for the apartments. To the rear, two pairs of 2.5 storey dwellings would be erected if approved. 

Amenity impact was considered to be acceptable given separation distances and oblique angles between neighbouring properties and construction hours would be conditioned.
Requirements for cycle and refuse storage would reduce the 13 submitted car parking spaces by up to two, to a minimum of 11.
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 in the construction of the four dwellings to the rear of the application site, 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.
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.

4.
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.


Development on land affected by contamination: 

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 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 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. 

5.
This consent does not permit the demolition and rebuilding of any part of the building except that indicated on the approved plan/drawing number 14-14-12 received 25/02/2015 and 14-14-11 received on 02/02/2015.  The remaining part shall be retained and incorporated in the new structure in accordance with the approved plans.

6.
All works of repair, rebuilding, restoration and replacement to the existing factory building to the front of the site are to exactly match the original features including using materials to match exactly the existing, unless otherwise approved in writing by the Local Planning Authority.

7.
No development shall commence on the demolition of the western side elevation of the existing factory until a scheme to secure the safety and stability of that part of the building which is to be retained has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall, where appropriate, include measures to strengthen any wall or vertical surface; to support any floor, roof or horizontal surface; to provide protection for the building against the weather during the progress of the works; and a schedule for the re-use of materials in the repair of the remaining building. Thereafter the works shall not be carried out other than in accordance with the approved details.

8.
No demolition of the western side elevation shall commence on site until the contract for carrying out the works of redevelopment of the site has been made.  The redevelopment shall be commenced within 3 months of the commencement of the demolition.

9.
No development shall take place on the conversion of the factory building to the front of the application site until full details of all windows, doors and rainwater goods have been submitted to and approved in writing by the Local Planning Authority.  The window details shall include glazing bar details at 1:5.  The development shall not be carried out other than in accordance with the approved details.

10.
Prior to first occupation of any of the units hereby approved a scheme for boundary treatment shall be 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.

11.
All materials obtained from demolition shall be permanently removed from the site prior to the occupation of any of the dwellings hereby approved.

12.
The parking spaces hereby approved as shown on plan reference 14-14-11 received on 02/02/2015 shall be provided prior to the first occupation of the dwelling which they are to serve and shall be permanently retained and kept available for the parking of vehicles thereafter.

13.
Notwithstanding the provisions of Article 3 of the Town and Country Planning (General Permitted Development) (England) Order 2015 (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 western side elevation of plot number 6 or the eastern side elevation of plot 9.

14.
The development hereby permitted shall not be carried out other than in accordance with the approved plans and details shown on drawing numbers 14-14-11 received on 02/02/2015 and 14-14-12 received on 22/02/2015.

15.
No development shall commence on site until details of measures to be taken to prevent spoil or mud being deposited on the public highway from vehicles leaving the site during the construction works have been submitted to and approved in writing by the Local Planning Authority.  Such measures shall be fully implemented before the development commences and shall be retained for the duration of the construction period.

16.
No vehicles making deliveries to or from the site shall enter or leave the site, and no plant or machinery shall be operated, except between the hours of 0800 and 1800 hours Mondays to Fridays and between 0900 and 1600 hours on Saturdays. There shall be no deliveries, or operation of plant or machinery, on Sundays or recognised public holidays.

17.
No development shall commence on site until details of a scheme for the storage of cycles and refuse for the apartments hereby permitted has been submitted to and approved in writing by the Local Planning Authority. The apartments hereby permitted shall not be occupied until the approved scheme has been fully implemented and shall be retained as approved thereafter.

18.
The dwellings hereby permitted shall be constructed in accordance with the details as outlined in the submitted 'Sustainability Appraisal and Energy Statement' received on 02/02/2015.

19.
No other development shall commence until visibility splays of 2 metres by 2 metres have been provided at the junction of the access road with the public highway, and these splays shall thereafter be permanently kept free of all obstacles to visibility over 0.9 metres in height above carriageway level.

20.
No development shall take place on site until a plan has been submitted and approved in writing by the Local Planning Authority showing an adequate access width of 4.8 metres and service strips of 0.9 metres and details of a positive means of drainage to ensure surface water does not run off on to the public highway.  The approved details shall be fully implemented before the any of the dwellings hereby approved are occupied.

21.
Full details of the proposed infilling of windows in the eastern side elevation including materials and schedule/method of works shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of works.  The development shall be carried out in accordance with the approved details.

22.
Prior to the occupation of any of the apartments within the existing building hereby permitted, full details of all the balcony screening to be erected shall be submitted to and approved and in writing by the Local Planning Authority.  The balcony screening shall be erected in accordance with the approved details and shall thereafter be retained in that form.

23.
Prior to the commencement of development, a scheme detailing the security measures/standards and lighting scheme to be incorporated within the development with reference to 'Secured By Design' 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 8; Against 0)
	Proposed Development

*5.3
Full Application: Conversion of garage to habitable accommodation with first floor extension. Single storey front extension and carport. Insertion of roof lights to existing roof to rear at 49a Main Street, Ashley for Mr G Hosie.

Plan No: KET/2015/0197
Speakers:

Mr G Hosie attended the meeting and spoke as the applicant.
	
	Decision

The committee received an update noting one additional objection and an amendment to Condition 5 in relation to obscured glazing. 
The committee noted that the proposal followed the existing linear form of the dwelling and given separation distances from neighbouring properties, there were considered to be no negative impact on 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 development hereby permitted shall not be carried out other than in accordance with the approved plans and details submitted and shown on drawing numbers 01A, 02A, 03A, 04A, 05B, 06,  07, 08A, 09A,10A, 11A, 12, 13 and 14a.
3.
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.
4.
No development of the carport or porch shall commence until a sample of the finished oak, 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.
The raked glazing on the north-east elevation shall be in accordance with approved plan 14A and be obscurely glazed to a level of obscurity of level 3 within the Pilkington Range of Texture Glass or equivalent. The vertical bottom three panes shall be non openable. The windows shall thereafter be maintained in that form. 

6.
Notwithstanding the provisions of Article 3 of the Town and Country Planning (General Permitted Development) (England) Order 2015 (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, north-east or east elevations or roof plane of the building.

(Voting on the officer recommendation to approve the application: 

For 8; Against 0)
	Proposed Development

*5.1
Full Application: Create 1 no. additional apartment at first floor at 45 Argyll Street, Kettering for Mr J Singh

Plan No: KET/2015/0074

Speakers:

None
	
	Decision

The committee heard that the proposal sought to create an additional dwelling unit by subdividing the existing apartment. 

All objections received relating to the application pertained to potential parking and highway safety issues, although the Highways Authority had raised no objection to the application. It was not considered that additional parking requirements would be required and given the proximity to the town centre the application was acceptable in highways terms.

In relation to design aspects, the most prominent feature would be the installation of an external staircase, with a condition recommended controlling both design and materials. New doors would be inserted to provide access to the new apartment and for the existing convenience store and associated storage area. There was not considered to be any detrimental impact on neighbouring 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.
Prior to the first occupation of the development the details of the external staircase to the south east elevation including type, colour, specification and manufacturer details shall 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.
Prior to the first occupation of the development full details of a scheme for the storage of refuse and bicycles shall have been submitted to and approved in writing by the Local Planning Authority. The development shall not be occupied until the approved scheme has been fully implemented and shall be retained as approved thereafter.

 (Voting on the officer recommendation to approve the application: 

For 8; Against 0)

	Proposed Development

*5.4  Full Application: Erection of two storey rear extension, replacement porches and detached garage. New vehicular access, boundary wall and landscaping amendments at 1 Braybrooke Road, Dingley for Mrs S Bland.
Plan No: KET/2015/0237
Speakers:

None
	
	Decision

The committee received an update which noted an amendment to Condition 3. 
Members noted that previously a number of objections had been received regarding the proposed garage. The amended plans had seen a reduction in roof height by 2m and removal of the proposed external staircase. The existing access would be replaced by the boundary wall and if permission were to be granted, there was no requirement for the removal of the dropped kerb currently in place. There were no issues regarding design or neighbouring 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.
Prior to the construction of the vehicular access hereby approved, details of the vehicular and pedestrian visibility splays shall 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.
Prior to the first use of the new vehicular access hereby permitted, the existing vehicular access made redundant by this permission shall be removed and the approved boundary treatment installed.

(Voting on the officer recommendation to approve the application:  

 For 8; Against 0)
	Proposed Development

5.5*  Full Application: Change of use from insurance brokers to dress agency at 31 Victoria Street, Kettering for Mrs A Nimmo.

Plan No:  KET/2015/0242
Speakers:

None

	
	Decision

The committee heard that the application was before them as the applicant was a member of KBC staff. 
Members noted the application comprised a current vacant unit located within the Silver Street quarter of the town centre. It was further noted that the application accorded with the Town Centre Area Action Plan and would support economic prosperity in the area. 

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 premises shall not be open to the public before 09.30 hours or remain open after 17.30 hours on Mondays to Saturday or 19.30 on Thursdays, nor before 10.00 hours or after 15.00 hours on Sundays or any recognised public holidays.

 (Voting on the officer recommendation to approve the application:  
 For 8; Against 0)
	Proposed Development

*5.6
Full Application: 9 no. dwellings at Countrywide Surveyors Car Park, St Andrews Street, Kettering for Mr Damon Hughes, Certain Security Ltd.

Plan No: KET/2015/0349
Speakers:

None

	
	Decision

The committee considered an application which effectively sought to extend permission for a previously approved application for nine dwellings, thereby allowing the applicant a further three years to implement the consent.
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/2015/0349/6; 758/P1A; 758/P2B; 758/P3A; 758/P4A; 758/P5B; 758/P6A; 758/P7; 758/P8A; 758/P9A; 758/P10A; 758/P11; 758/P12; 758/P13; 758/P14.
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 parts 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 (referred to in PPS23 as a validation 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.
No development shall take place within the site until the implementation of a programme of archaeological work has been secured in accordance with a written scheme of investigation which has been submitted to and approved in writing by the Local Planning Authority.
5.
No development shall commence on site until details of the types and colours of all external facing and roofing materials to be used for the dwellings and street boundary treatments, together with samples, have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.
6.
No development shall commence on site until details of the types and colours of all windows and doors 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.
7.
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 to the parking court shall be completed before any dwelling is first occupied.
8.
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.
9.
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. 
10.
Prior to occupation of the development a scheme detailing the installation of a new fire hydrant within 100metres of the site shall be submitted to and approved by the Local Planning Authority.  The approved scheme shall be implemented in full prior to the first occupation of a dwelling.
11.
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 south elevation or roof plane of the plot H7.
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 other alteration permitted by Class A, B or D of Part 1 of Schedule 2 of the Order shall be constructed on the application site.
13.
The development hereby permitted shall not be carried out other than in accordance with the submitted Design and Access Statement (KET/2015/0349/5), and Sustainable Design and Energy Statement (KET/2015/0349/3).
14.
The boundary treatments, cycle storage and refuse arrangements shall not be carried out other than in accordance with the approved plans referenced 758/P1A, 758/P6A, 758/P8A, 758/P14.
 (Voting on the officer recommendation to approve the application: 

For 8; Against 0)
*(The Committee exercised its delegated powers to

act in the matters marked *)
(The meeting started at 7.00pm and ended at 7.49pm)

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

Chair
DJP

(Planning No. 1)


2.6.15


