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

PLANNING SUB-COMMITTEE (A)

Meeting held – 30th August 2005


Present:
Councillor Smith-Haynes (Chair)



Councillors Anderson, Brace, Civil, C Groome



and Lamb.

05.PSA.9
APOLOGIES


Apologies for absence were received from Councillors Evans and Whitlam. 

05.PSA.10
DECLARATIONS OF INTEREST



None.

*05.PSA.11
MINUTES

RESOLVED
that the minutes of the meeting of Planning Sub-Committee ‘B’ held on 7th June 2005 be approved as a correct record and signed by the Chair.

*05.PSA.12
ITEMS OF URGENT BUSINESS


None.

*05.PSA.13
APPLICATIONS FOR PLANNING PERMISSION


The Sub-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.  Four 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 Sub-Committee reached the following decisions:-

	Proposed Development

*5.1
Erection of 19 dwellings, estate roads, garaging and ancillary works at 40-62 Northampton Road, Broughton (land between) for Charles Church North London


Plan No. KET/2005/0456



	
	Decision

That planning permission be refused for the following reasons:-




1.
The site lies within an area that is subject to relevant policies of the Development Plan, including Policy GS5 of the Structure Plan and Policies 30 and RA3 of the Kettering Borough Local Plan.  Proposed development shall be considered in the context of the defining characteristics of the local area, with adequate provision for vehicular access and parking arrangements.


In the opinion of the Local Planning Authority the proposed level of off-street parking is inadequate to serve the development which would be located within a village where car dependency can be expected to be greater than in the principal urban areas.

2.
The proposed access road is considered insufficient to accommodate the levels of vehicular comings and goings and likely pressure for on-street parking arising because of the numbers and scale of development being proposed.

(Voting: For 1;  Against 4)
	*5.3
Outline application for the erection of 1 no. detached dwelling at Gables Farm, Church Street, Broughton for Messrs Worland Ltd


Plan No. KET/2005/0523

	
	That with the following justification:-

The Proposal is in accordance with national and local policies as set out in Planning Policy Statement 1, Guidance Notes 3, 23 and 25, SP3 and NP4 of the MKSM sub regional strategy,  Policies GS5, H3, T3 and T10 of the Northamptonshire County Structure Plan and Policies 16, 30, 37, 47 and RA3  of the Local Plan for Kettering Borough or adopted supplementary planning guidance note 6 .  There are no material considerations that indicate against the proposal.
planning permission be granted subject to the following conditions:-




1.
Approval of the details of the siting, design and external appearance of the proposed building(s), the means of access thereto and the landscaping of the site (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 siting, design and external appearance of any buildings to be erected, the means of access to the site and the landscaping of the site, shall be submitted in writing to the Local Planning Authority and shall be carried out as approved.

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

4.
The development hereby permitted shall be begun either before the expiration of 5 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 later.

5.
No development shall commence on site until details of the types and colours of external materials to be used, including colour of mortar, together with samples, have been submitted to and approved in writing by the Local Planning Authority. Development 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 plan indicating the positions, design, materials and type of screen walls/fences/hedges to be erected. The screen walls/fences shall be erected before the adjacent dwelling(s) hereby approved is/are first occupied and shall subsequently be maintained. 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.
The windows shall be constructed of timber the design and colour of which shall be submitted as part of the submission of reserved matters in accordance with condition 1.  The windows shall not be contructed other than in accordance with the approved plans and shall be retained as such thereafter.

8.
Parking and turning facilities shall be provided within the site, the details of which must be submitted to and approved in writing by the Local Planning Authority prior to the commencment of development.  The parking and turning facilities shall be provided in accordance with the approved plan prior to the first occupation of the development and shall be retained for parking and turning purposes thereafter.

9.
The height of the dwelling shall not exceed two storeys.  There shall be no windows to habitable rooms at first floor level facing the rear of properties in Glebe Avenue.

10.
Prior to the commencment of development a scheme for the surface water drainage of the dwelling and all external hard surfaced areas shall be submitted to and approved in writing by the Local Planning Authority.  The approved drainage scheme shall be implemented in full concurrently with the construction of the dwelling and hard surfaced areas and shall be retained as such thereafter.

11.
No development on the site shall commence until the vehicular access has been widened to 5.5 metres for at least the first 10 metres of its length from where it adjoins the public highway and visibility splays provided in accordance with the details on drawing number 03-195-02 as approved as part of KET/2005/0137.


NOTE TO APPLICANTS:-
1.
The Council has been advised that there is a local problem with surface water run off in Glebe Avenue although the Environment Agency has no record of flooding in the area.  If the applicant wishes to be further informed about the matter Councillor James Hakewill can be contacted through Kettering Borough Council.

	*5.7
Detached dwelling at 1 Lancaster Road, Rothwell for Mr and Mrs A Reid


Plan No. KET/2005/0662

	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Planning Policy Statement 1, Planning Policy Guidance note 3, policy GS5  of the Northamptonshire County Structure Plan, policy 30, 35, 37 & 47 of the Local Plan for Kettering Borough or adopted supplementary planning guidance note 6.  The issues relating to impact on street scene and residential amenity are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations.
planning permission be granted subject to the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 5 years from the date of this planning permission.

2.
No development shall commence on site until details of the types and colours of external materials to be used, including colour of mortar, have been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.

3.
The parking space(s) hereby approved shall not be used for any purpose other than the parking of cars.

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

	*5.8
Proposed development of 6 no. detached houses at 77-79 Rothwell Road, Desborough for Galliford Dann Partnership


Plan No. KET/2005/0671



	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Planning Policy Statements 1 & 3, policy GS5 & H6 of the Northamptonshire County Structure Plan, policies 30, 35, 37, 47 & 84 of the Local Plan for Kettering Borough or adopted supplementary planning guidance note 6.  The issues relating to access and impact on area are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations.
planning permission be granted subject to the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 5 years from the date of this planning permission.

2.
No development shall commence on site until details of the types and colours of external materials to be used, including colour of mortar, have been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.

3.
The garages hereby permitted shall not be converted or used for any residential purpose other than as domestic garages.

4.
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a plan indicating the positions, design, materials and type of screen walls/fences/hedges to be erected. The screen walls/fences shall be erected before the adjacent dwelling(s) hereby approved is/are first occupied and shall subsequently be maintained. 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.
All existing trees and shrubs within the application site shall be retained, unless shown on the approved drawings as being removed, and are deemed included within the landscape proposals.  No development shall take place until there has been submitted to and approved by the Local Planning Authority a scheme of hard and soft landscape works which shall detail nursery stock species/variety, size and specification, planting centres, total numbers and location, together with all surfaces, walls, fences and other landscape features, grading/elevations and provision for drainage.  The approved works shall be carried out in the first planting and seeding seasons following the occupation of the building(s) or the completion of the development, whichever is the sooner, in accordance with a phased programme agreed with the Local Planning Authority in writing prior to commencement of planting.  Any planting or seeding which, within a period of 5 years from the date on which the Local Planning Authority reasonably considers the approved scheme to have been satisfactorily completed dies, is removed or damaged beyond repair or becomes diseased shall be replaced in the next planting season to the standard detailed on the approved scheme.  Any existing trees, shrubs, grassland or other such retained features shall similarly be replaced to the standard defined in the approved scheme or as otherwise agreed in writing by the Local Planning Authority.

6.
Prior to the commencement of development and until final completion, or such earlier date on which any part of the development might reasonably be considered complete, all retained existing trees, shrubs, grassland and the like on or adjoining the site shall be protected from damage arising through site operations and in the case of trees the requirements of BS 5837:1991 Guide for trees in relation to construction (as amended or superseded at any time prior to completion of the development) shall apply.  Additionally, excavations within 3m beyond the area protected under BS 5837 shall be conducted under the supervision of a competent arboriculturist.  New landscape works shall be similarly protected.  Should damage arise the means of remediation shall be agreed with the Local Planning Authority and if considered approrpiate by the Local Planning Authority this will include the provision of replacement trees or shrubs comparable in stature to those damaged.

7.
All works to trees shall be carried out by a competent arboriculturist in accordance with the recommendations of the tree survey except as otherwise required or agreed in writing by the Local Planning Authority or detailed under separate condition.  Where appropriate the requirements of BS 3998 British Standard Recommendations for Tree Work (as amended or superseded at any time prior to completion of the development) shall apply.

8.
Before any work is carried out to trees identified within the tree survey, which forms part of the planning application, as T28, 29, 30, 32 and 35, details of the work shall be submitted by the Tree Surgeon and agreed in writing by the Local Planning Authority and the works shall be carried out in accordance with the approved details.

9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or without modification) fences or other means of enclosure at road junctions shall be set back to the sight lines shown on the approved plan before the development hereby permitted commences on site and these visibility splays shall thereafter be permanently kept free of obstacles.

10.
The gradient of the access driveway shall not be steeper than 1 in 15 for the first 5 metres inside the site.  Adequate provision must be made to prevent the unregulated discharge of surface water from the driveways, etc. to the highway.

11.
Before the development commences a scheme for the construction of the surface water drainage system shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with the approved details.

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  of Part 1 of Schedule 2 of the Order shall be erected on the application site.

13.
The garages hereby permitted shall not be converted or used for any residential purpose other than as domestic garages.

14.
Before the development hereby permitted is first occupied or used, space shall be provided within the site in accordance with the approved plans for the loading, unloading and parking of vehicles and shall thereafter be maintained and kept available for these purposes.

15.
Each unit of accommodation shall be provided with a collection point for refuse not more than 25m carrying distance from the boundary with Rothwell Road.  A plan showing this detail shall be submitted to and approved by the Local Planning Authority, and carried out in accordance with the approved plans, before the development is first occupied.

16.
(a)
The development hereby permitted shall not be commenced until details of a contaminated land investigation have been submitted to and approved by the Local Planning Authority.  This submission shall be made to the Local Planning Authority in the following sequence:-


(1)
a desk top study, and, if required by the Local Planning Authority following this submission;


(2)
a site investigation, and, if required by the Local Planning Authority following (1) and/or (2);


(3)
a remediation strategy setting out the measures to be carried out on site to mitigate against any unacceptable risk or risks to all potential receptors.


(b)
If required, the remediation of the site shall be carried out fully in accordance with the approved details and timetable contained therein.  Within one month of completion of the rmeediation works, two copies of a closure report shall be submitted to the Local Planning Authority.


(c)
If during the development of the site, contamination not previously considered is identified, no furthe work shall be carried out until the Local Planning Authority has been notified in writing of the discovery and a method statement detailing a scheme for dealing with the contamination has been submitted to and approved by the Local Planning Authority.  The remediation shall be carried out in accordance with the approved detail.


NOTE TO APPLICANTS:-
1.
The applicant is advised that a licence must be obtained from the Highway Authority before any works are carried out on any footway, carriageway, verge or other land forming part of the highway and should make contact with the Highway Authority at Northamptonshire County Council, Tel: 01604 236236.

(Voting: For 4;  Against 1)
	*5.2
Eighteen flats, two bungalows and associated parking at site of St Luke’s Church, Judith Road, Kettering for Albion Properties


Plan No. KET/2005/0512



	
	That, subject to the receipt of a satisfactorily completed Section 106 Agreement by 6th September 2005, the Development Control Manager be authorised to grant permission subject to the following conditions: - 




1.
The development hereby permitted shall be begun before the expiration of 5 years from the date of this planning permission.

2.
The development shall be served from an estate street laid out and constructed to adoption standards, the details of which, together with parking and turning areas shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development. The details to be submitted shall include the removal of the pier and 1.0 metre high wall within the service strip/footway, materials and surface water drainage and the extension of the road to provide highway frontage to block C. The approved access and parking and turning areas shall be completed in accordance with the approved details prior to the first occupation of the development or its completion which ever is the sooner and retained as such thereafter.

3.
No development shall commence on site until a schedule of materials and finishes to be used for the external walls and roof(s) of the proposed building(s) has been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.

4.
Prior to the commencement of development details of the finished floor levels of all units, together with the finished floor levels of the surrounding land and buildings (including 37 - 43 Dorothy Road) shall be submitted to and approved in writing by the Local Planning Authority. The development shall not be carried out unless in accordance with the approved levels.

5.
Prior to the commencement of development details of covered and secure bin and cycle stores, to serve blocks A and B shall be submitted to and approved in writing by the Local Planning Authority. The bin and cycle stores shall be constructed in accordance with the approved details prior to the first occupation of the development and shall be retained for such purposes thereafter.

6.
Excavation work to the south /south east of the Oak and Beech trees located to the north east of the proposed access road in the vicinity of the root spread of these trees shall be carried out using hand tools only.

7.
No development shall take place until there has been submitted to and approved by the Local Planning Authority a scheme of landscaping which shall specify species, planting sizes, spacing and numbers of trees/shrubs to be planted. The works approved shall be carried out in the first planting and seeding seasons following the occupation of the building(s). 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.

8.
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a plan indicating the positions, design, materials and type of screen walls/fences/hedges to be erected. The screen walls/fences shall be erected before the adjacent dwelling(s) hereby approved is/are first occupied and shall subsequently be maintained. 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.

However, if such satisfactory Section 106 Agreement is not received by 6th September 2005 the Development Control Manager be authorised to refuse permission for the following reason:-
1.
In accordance with Strategic Policy 3 of the Milton Keynes-South Midlands Sub-Regional Strategy (March 2005), Policy GS6 of the Northamptonshire County Structure Plan 1996 – 2016 (adopted March 2001) and Policy 118 of the Local Plan for Kettering Borough (adopted January 1995) a Section 106 Agreement was required to provide contributions towards education provision and affordable housing.  Despite being advised of the need to submit a completed Section 106 Agreement within the statutory timescale for determining the application a completed agreement was not received within the thirteen-week timescale.


As such, the proposal fails to provide necessary education and affordable housing contributions and is therefore contrary to Policy H7 of the Northamptonshire County Structure Plan, Policies 39 and K14 of the Local Plan for Kettering Borough and the adopted Supplementary Planning Guidance relating to Affordable Housing and Education Contributions.
	*5.4
Proposed residential care unit at Towells Land, off Bramshill Avenue, Kettering for Mr R Shears Shaw Healthcare (De Montfort) Ltd


Plan No. KET/2005/0570



	
	That planning permission be refused for the following reasons:-


1.
Policy AR8 of the Northants Structure Plan states that development will not be permitted in areas at direct risk of flooding or where it would be likely, individually or cumulatively to increase flood risk.  Similar concerns are behind Policy 113 of the Kettering Borough Local Plan.  The Environment Agency has also objected because the supporting statement on flood risk submitted is not fully PPG 25 compliant.  The proposal therefore fails to take adequate account of and to demonstrate that surface water will be satisfactorily drained from the proposed development without adding to flood risk.

2.
Policy 114 of the Kettering Borough Local Plan requires proposals for development to have satisfactory means for foul water drainage.  The proposal has failed to demonstrate that this is the case.

3.
Policy 30 of the Kettering Borough Local Plan states that proposals for development will only be granted where adequate provision is made for vehicular access and parking arrangements.  In the opinion of the Local Planning Authority both these aspects are unsatisfactory in relation to the scale of and nature of the proposal.  The amount of parking should take account of staff movements at shift changes, and other comings and goings.  The access road which is a very long cul de sac through neighbouring residential areas is not best suited to movements by emergency and other vehicles.  No specific alternative access has been proposed as part of the current application.

	*5.5
Proposed sub-division of existing house to 2 no. self-contained flats at 7 Lindsay Street, Kettering for Apex Kettering Ltd


Plan No. KET/2005/0609



	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Planning Policy Statements 1 and Guidance notes 3 and 13, policies GS5 and T10 of the Northamptonshire County Structure Plan, policies 30, 35, 44, 46, 47 and 84 of the Local Plan for Kettering Borough or adopted supplementary planning guidance note 6, 8 and Parking (March 2003).  The issues relating to amenity and parking are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations.
planning permission be granted subject to the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 5 years from the date of this planning permission.

2.
No development shall commence on site until details of a scheme for insulating the building hereby approved against internally generated noise has been submitted to and approved in writing by the Local Planning Authority. The approved details shall be fully completed before the use commences.

3.
The development hereby permitted shall not be occupied or the use commence, whichever is the sooner, until the garden area/amenity space has been marked out in accordance with the approved details and that area shall not thereafter be used for any purpose.

4.
Any windows on the first floor of the northern elevation shall be glazed with obscured glass and shall be permanently maintained in that condition.

5.
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 shall be formed/made in the north, east or west elevations of the building.

6.
Any gates provided shall be set back a distance of 5.5 metres from the edge of the carriageway of the adjoining highway and shall be inward opening only.

7.
The area (marked '5') as shown on the approved plans shall be set aside for the purpose of parking vehicles or storing bicycles and shall be permanently maintained in this form.

8.
The area marked 'bin storage' as shown on the approved plans shall be permanently set aside for this purpose.

	*5.6
Single storey front extension and conversion of roof space with terrace at 10 Church Street, Wilbarston for Mr and Mrs J Switzer


Plan No. KET/2005/0648
	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Planning Policy Statement 1, Planning Policy Guidance note 15, policy GS5 of the Northamptonshire County Structure Plan, policies RA8, 22, 30, 46 & 47 of the Local Plan for Kettering Borough or adopted supplementary planning guidance note 8.  The issues relating to overlooking and impact on residential amenity are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations.
planning permission be granted subject to the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 5 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.
All rooflights indicated on the approved plans shall fit flush with the plane of the roof.
*(The Sub-Committee exercised its delegated powers to

act in the matters marked *)
(The meeting started at 7.00 pm and ended at 8.35 pm)

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

Chair

AV/JSM

(Planning Sub No. 14)


30.8.05


