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

PLANNING SUB-COMMITTEE (A)

Meeting held – 14th February 2006


Present:
Councillor Whitlam (Chair)

Councillors Brace, Civil, P Evans, Lamb

and Whyte.

05.PSB.31
APOLOGIES

Apologies for absence were received from Councillor Smith-Haynes.

05.PSB.32
DECLARATIONS OF INTEREST


None.

*05.PSB.33
MINUTES
None.

*05.PSB.34
ITEMS OF URGENT BUSINESS


None.

*05.PSB.35
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.  Six 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
Full Application: Proposed extensions (revised plans rec'd 05/01/06 showing addition of chimney) at 201 Rockingham Road, Kettering for Mr D A Roberts


Plan No. KET/2005/1080
	
	Decision

That with the following justification:-

The Proposal is in accordance with national and local policies as set out in Planning Policy Statement 1, Policy GS5 of the Northamptonshire County Structure Plan and Policies 30, 46 & 47 of the Local Plan for Kettering Borough or adopted supplementary planning guidance note 8.  There are no material considerations that indicate against the proposal
planning permission be granted 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. Any windows at first floor level on the south-facing flank elevation shall be glazed with obscured glass and shall be permanently maintained in that condition.

4. The development hereby permitted shall be carried out and completed solely in complete accordance with the amended details shown on drawing number(s) ONE/B.

	*5.4
Outline Application: Outline for demolition of existing bungalow and garage, redevelopment of site for eight new dwellings, detached/linked and the formation of new adoptable access road at 22 High Street, Broughton for Mrs H Titmus


Plan No. KET/2005/1120
	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Planning Policy Statement 1, Policies GS5 and T3 of the Northamptonshire County Structure Plan and Policies 30, RA3 and 84 of the Local Plan for Kettering Borough.  Although there is some conflict with PPG3 and Policies H6 and T10 of the Northamptonshire County Structure Plan, in this instance the issues raised do not outweigh the principal policies referred to

planning permission be granted subject to the following conditions:-



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

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

4. The development hereby permitted shall be begun before the expiration of 2 years from the date of approval of the last of the reserved matters to be approved.

5. Prior to the commencement of the development, details of the highway improvement works, shown indicatively on the approved plans, shall be submitted to and approved in writing by the Local Planning Authority.  None of the dwellings hereby approved shall be occupied until the highway improvement works have been completed in accordance with the approved scheme.

6. No development shall take place until details have been submitted to and approved by the Local Planning Authority which show that a pedestrian visibility splay of 2.0m x 2.0 metres will be provided for vehicles emerging from Ashbrook Close.  None of the dwellings hereby approved shall be occupied until the approved pedestrian visibility splay of 2.0 x 2.0 metres has been provided.  No feature within the resultant triangular area shall exceed 0.6 metres above footway level.

7. Prior to the first occupation of the development, pedesrian visibility splays of 2.4m x 2.4 metres shall be provided at both sides of the new private accesses.  The visibility splays shall be retained as such thereafter and any feature within the resultant triangular areas shall not exceed 0.6 metres above footway/access level.

8. The private access shall be hardsurfaced with a non-granular material for at least the first 5.0 metres from the highway boundary.  The gradient over this distance shall not exceed 1 in 15.

9. Prior to the commencement of the development, details of the method of disposal of surface water drainage to all hardsurfaced external areas, including the access shall be submitted to and approved in writing by the Local Planning Authority.  The approved details shall be implemented prior to the first occupation of the development and shall be retained as such thereafter.

10. 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.

11. No windows to habitable rooms shall be inserted in the first floor elevations of plots 1,3, 4 or 8 as shown between points A and B on the approved plans.  Any windows to non-habitable rooms in these elevations shall be obscure glazed and top opening only.  Notwithstanding the provisions of the Town and Country Planning (General Permitted Develpment) Order 1995 (or any Order revoking and re-enacting that Order with or without modification), no further windows or openings shall be inserted in the first floor of these elevations other than those shown on any plans submitted and approved by the Local Planning Authority as part of the reserved matters required to be submitted by condition 1.

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

13. (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 LPA following this submission;

(2)
a site investigation, and, if required by the LPA 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.

(a)
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 remediation works, two copies of a closure report shall be submitted to the Local Planning Authority.

(b)
If during the development of the site, contamination not previously considered is identified, no further 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.

14. No works shall take place on site until a measured survey of the site has been undertaken and a plan prepared to a scale of not less than 1:500 showing details of existing and intended final ground and finished floor levels from a specified bench mark has been submitted to and approved in writing by the Local Planning Authority. The works shall be completed in accordance with the approved details.

15. Any gates erected across the access shall be set in from the highway boundary by at least 5.5 metres.

16. The dwellings hereby approved shall be a maximum of two storeys high.

17. This permission is for a total of 8 dwellings (gross) on the site only.


NOTES TO APPLICANT:-

1.
No works within the existing highway may commence without the express written permission of the Highway Authority which this consent does not give.  The permission of the Highway Authority will be given subject to the completion of an agreement under Section 278 of the Highways Act 1980 for which full engineering, drainage, street lighting and constructional drawings shall be required.  Submitted details will be subject to a technical and safety audit which may result in changes from the layout shown indicatively on the approved plans.  The details to be submitted shall take note of works associated with the re-development of No. 9 High Street.

2.
For the avoidance of doubt, pedestrian visibility spays are measured from the side (the outside edge) of the access in question, along the highway boundary.

3.
The applicant is reminded of the provisions of the Party Wall etc Act 1996 which may require notification of the works hereby permitted to all affected neighbours.  More detailed information regarding the provisions of 'The Act' should be obtained from an appropriately qualified professional with knowledge of party wall matters.



	*5.7
Full Application: Demolition of 2 no. garages to provide access to site, and construction of 4 no. new bungalows and replacement garage to existing property at 58-70 Pipers Hill Road, Kettering for Taylor Williams Ltd


Plan No. KET/2005/1171
	
	That with the following justification: -

The proposal is in accordance with national and local policies as set out in Planning Policy Statements 1 and 23 Guidance note 3 and 25, policies AR8, GS5, H6, H7, T3 and T10 of the Northamptonshire County Structure Plan, policies 30, 35, 37, 84 of the Local Plan for Kettering Borough or adopted supplementary planning guidance note 6 and Parking (March 2003).  The issues relating to drainage are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations,

permission be granted 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 a schedule of materials and finishes to be used for the external walls and roofs of the proposed buildings has been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.

3. 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, height, design, materials and type of screen walls and fences to be erected. The screen walls and fences shall be erected before the adjacent dwellings hereby approved are first occupied and shall subsequently be retained.

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

5. Prior to the commencement of development a scheme for surface water drainage, including run off from all hard surfaces, 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 and shall be completed prior to the first occupation of the dwellings and retained thereafter.

6. No development shall take place on site until details of the gradient, sight lines and type of construction including surfacing materials proposed for the means of access, footways and areas of hardstanding and all relevant horizontal cross sections and longitudinal sections showing the existing and proposed levels, together with the method of disposing of surface water, have been submitted to and approved in writing by the Local Planning Authority. The agreed details shall be fully implemented before the buildings hereby approved are occupied.

7. No development shall commence before visibility splays of 2 metres by 2 metres at the junction of the access road with the public highway have been provided, and these splays shall thereafter be permanently kept free of obstacles.

8. Any gates shall be set back at least ten meters from the back edge of the highway.

9. 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 buildings. 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.

10. (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 LPA following this submission;

(2)
a site investigation, and, if required by the LPA 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 remediation 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 further 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.  

11. No work relating to the construction of the development hereby approved, including works of demolition or preparation prior to operations, or internal painting or fitting out, shall take place before the hours of 0730 nor after 1800 Monday to Friday, before the hours of 0800 nor after 1300 Saturdays nor on Sundays or recognised public holidays.

12. No works shall take place on site until a measured survey of the site has been undertaken and a plan prepared to a scale of not less than 1:500 showing details of existing and intended final ground and finished floor levels from a specified bench mark has been submitted to and approved in writing by the Local Planning Authority. The works shall be completed in accordance with the approved details.




	
NOTES TO APPLICANTS:-

1.
The surface water drainage scheme will need to be based upon an analysis of groundwater movement through the site and existing run-off rates, and include recommended measures to be incorporated into the surface water drainage scheme to:-


(a) 
mitigate against any adverse impact of the development upon groundwater movement, and


(b) 
attenuate surface water run-off to at least pre-development levels.
2.
With regard to condition 10, the developer is advised that the required submission be carried out in accordance with the following:-


The phase 1 (desk top study) shall be carried out to identify and evaluate all potential sources of contamination and the impacts on land and/or controlled waters, relevant to the site.  The desk top study shall establish a "conceptual site model" and identify all plausible pollutant linkages.  Furthermore, the assessment shall set objectives for intrusive site investigation works/Quantitative Risk Assessment (or state if none required).  Two full copies of the desk top study and non-technical summary shall be submitted to the LPA.


A site investigation shall be carried out to fully and effectively characterise the nature and extent of any land contamination and/or pollution of controlled waters. It shall specifically include a risk assessment that adopts the Source-Pathway-Receptor principle, in order that any potential risks are adequately assessed taking into account the sites existing status and proposed new use.  Two full copies of the site investigation and findings shall be submitted to the Local Planning Authority.


Where the risk assessment identifies any unacceptable risk or risks, a detailed remediation strategy to deal with land contamination and/or pollution of controlled waters affecting the site shall be submitted to the Local Planning Authority. The closure report required by the condition shall provide validation and certification that the required works regarding contamination have been carried out in accordance with the approved method statement(s). Post remediation sampling and monitoring results shall be included in the closure report.

3.
For further information regarding the development of brown field sites please refer to the Developers Guide produced by the Northamptonshire Contaminated Land Group available on request from either Development Services or the Environmental Health Department at Kettering Borough Council. It can also be downloaded from the Council's website:- www.kettering.gov.uk.

4.
If you wish to discuss the requirements of the above condition please do not hesitate to contact Mr C. Stopford, Environmental Protection Manager (01536) 534280.


	*5.3
Application for Listed Building Consent: Single storey side extension. Alterations including new opening/window, new opening door, new floor to interior, internal structural works to upper north west elevation; alterations for services at Old Manor, 2 Main Street, Wilbarston for Mr G D Truslove Manor Renovations Ltd Plan No. KET/2005/1083
	
	That listed buildings consent be granted subject to the following conditions:-




1. The works to which this consent relate shall be begun before the expiration of 3 years from the date of this consent.

2. Prior to the commencement of works details of external materials to be used, including facing materials and roofing materials, together with samples, have been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in strict accordance with the approved details.

3. Prior to the commencement of works a full schedule of works for all aspects of the proposed alterations, refurbishment and repair supplemented by detailed method statements relating to the existing fabric and proposed schedule of works shall be submitted to and approved in writing by the Local Planning Authority.  Thereafter works shall proceed according to the approved schedule of works.

4. Prior to the commencement of works, details at a scale of not less than 1:5 (or as otherwise agreed) of the proposed window joinery, including glazing bar details and door joinery, including architrave detailing have been submitted to and approved in writing by the Local Planning Authority. The development shall proceed in accordance with the approved details.

5. Prior to the commencement of works the detail designs for new doors and other sundry items (skirting, architraving, etc) at a scale of not less than 1:5 shall be submitted to and approved in writing by the Local Planning Authority.

6. All pointing of stonework and brickwork shall be flush jointed using a non-hydraulic lime based mortar mix, joint width and finish that shall be first agreed in writing by the Local Planning Authority (LPA) following an inspection on site by the LPA's representative, of a sample panel of no less than 1 metre square prepared as the first pointing/re-pointing work to take place associated with the works/alterations hereby approved.

7. Notwithstanding the details submitted a well-haired lime-plaster (using a non-hydraulic lime binder) shall be used throughout the building.  Details of which shall be first agreed in writing by the Local Planning Authority (LPA) following an inspection on site by the LPA's representative, of a sample panel of no less than 1 metre square prepared as the first plastering work to take place associated with the works/alterations hereby approved.

8. The rainwater-goods shall be of cast iron, mounted using rise and fall brackets and retained as such hereafter.

9. Prior to undertaking any work of damp control, including taking of walls, a report, carried out by an independent specialist in the scientific assessment of damp in historic buildings shall be submitted to the Local Planning Authority for inspection.  A detailed scheme for the control of damp, taking into account the findings of the report, shall be submitted to and agreed in writing by the Local Planning Authority.

10. With the exception of details identified by the above conditions, this consent relates to the plans received by the Local Planning Authority on 2nd February 2006, and therefore, subject to the discharge of those conditions, the development hereby permitted should be carried out in accordance with the approved details shown on drawing numbers 05/25/P1 b) Feb 2006 and 05/25/P2 b) Feb 2006.

	*5.2
Full Application: Single storey side extension at Old Manor, 2 Main Street, Wilbarston for Mr G D Truslove Manor Renovations Ltd Plan No. KET/2005/1082
	
	That with the following justification: -

The proposal is in accordance with national and local policies as set out in Planning Policy Guidance notes 15, policies AR6 and GS5 of the Northamptonshire County Structure Plan, policies 22 and 24 of the Local Plan for Kettering Borough.  The issues relating to design are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations,

permission be granted 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 commencement of works details of external materials to be used, including facing materials and roofing materials, together with samples, have been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in strict accordance with the approved details.

3. Prior to the commencement of works, details at a scale of not less than 1:5 (or as otherwise agreed) of the proposed window joinery, including glazing bar details and door joinery, including architrave details have been submitted to and approved in writing by the Local Planning Authority. The development shall proceed in accordance with the approved details.

4. All pointing of stonework and brickwork shall be flush jointed using a non-hydraulic lime based mortar mix, joint width and finish that shall be first agreed in writing by the Local Planning Authority (LPA) following an inspection on site by the LPA's representative, of a sample panel of no less than 1 metre square prepared as the first pointing/re-pointing work to take place associated with the works/alterations hereby approved.

5. The rainwater-goods shall be of cast iron, mounted using rise and fall brackets and retained as such hereafter.

6. With the exception of details identified by the above conditions, this permission relates to the plans received by the Local Planning Authority on 2nd February 2006, and therefore, subject to the discharge of those conditions, the development hereby permitted should be carried out in accordance with the approved details shown on drawing numbers 05/25/P1 b) Feb 2006 and 05/25/P2 b) Feb 2006.

	*5.5
Full Application: Two storey side extension (revised plan received 27/01/2006 showing reduction in width of extension) at 31 Playford Close, Rothwell for Mr & Mrs L Smith Plan No. KET/2005/1126
	
	That with the following justification: -

The Proposal is in accordance with national and local policies as set out in Planning Policy Statement 1, Policy GS5 of the Northamptonshire County Structure Plan and Policies 30, 46 & 47 of the Local Plan for Kettering Borough or adopted supplementary planning guidance note 8.  There are no material considerations that indicate against the proposal,

permission be granted 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 of those on the existing building.

3. Notwithstanding the provisions of Article 3 of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or without modification) no additional openings shall be formed/made in the south-facing side elevation of the extension hereby approved.

4. The development hereby permitted shall be carried out and completed solely in complete accordance with the amended details shown on drawing number 896/05/03A.

	*5.6
Full Application: Change of Use, extensions and sub-division of existing shop to create 2 no. shops, 1 no. additional shop, 4 no. B1 units and 6 no. flats at23 High Street, Rothwell for  Tykes Developments


Plan No. KET/2005/1157
	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Planning Policy Statements Guidance Notes 1, 3, 4 and 13, Policies within RSS 8 (Regional Spatial Strategy for the East Midlands), Policies AR6, GS4, GS5, T3, T9, T10 and TCR 1 of the Northamptonshire County Structure Plan and Policies 22, 30, 47, 58, 64 and 84 of the Local Plan for Kettering Borough.  The issues relating to highway matters, impact on Right of Way 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 3 years from the date of this planning permission.

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

3. All works of external repair, restoration and replacement are to exactly match the original features, unless otherwise agreed with the Local Planning Authority in writing.

4. 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 by the Local Planning Authority in writing. The approved surfacing shall be completed before the adjoining buildings are first occupied.

5. No works shall take place on site until details at a minimum scale of 1:10 of the windows style/frame/surrounds, including glazing bar details, together with details of the door joinery, all using timber materials, have been submitted to and approved in writing by the Local Planning Authority. The development shall proceed in accordance with the approved details.

6. The development hereby permitted shall be carried out and completed solely in complete accordance with the details submitted with the application and shown on the following drawings:-

Site boudary – 1136 1A received 12/01/06

Location Plan (showing pedestrian crossing) – 1136 1 received 02/02/06

Front elevation – 1136 8C received 13/02/06

Side elevation – 1136 9C received 13/02/06

Side elevation – 1136 10D received 22/02/06

Ground floor (1 of 2) – 1136 4C received 22/02/06

Ground floor (2 of 2) – 1136 5A received 09/02/06

First floor – 1136 6B received 13/02/06

First floor (sheet 2 of 2) – 1136 12 received 22/12/05

Second floor – 1136 7B received 13/02/06

7. No deliveries shall be taken at or dispatched from the commercial units hereby permitted outside the hours of 08.30 and 18.30 Monday to Saturday, nor at any time on Sundays, Bank or Public Holidays.

8. Before any machinery is installed external to the fabic of the building hereby permitted, the operation of which is associated with the commercial units, it shall be enclosed with sound insulating material and mounted in a way which will minimise the transmission of structure borne sound in accordance with a scheme to be approved in writing by the Local Planning Authority.  The scheme and any required works shall thereafter be maintained in accordance with the approved scheme.

9. Prior to the commencement of development details of verge detailing (e.g. barge boards, eaves details), chimneys and railings/balcony details shall be submitted to and approved in writing by the Local Planning Authority and the development shall proceed in accordance with the approved details.  The details to be submitted shall include eaves detailing to all elevations, including the elevation onto the Crown Yard access (shown on amended drawing 10D).

NOTES TO APPLICANTS:-

1.
This permission does not convey any legal or civil right to undertake works that affect land or premises outside of the applicant’s control.  Care should be taken upon commencement and during the course of building operations to ensure that no part of the development, including the foundations, eaves and roof overhang will encroach on, under or over adjoining land without the consent of the adjoining land owner.

2.
The applicant is reminded of the provisions of the Party Wall etc Act 1996 which may require notification of the works hereby permitted to all affected neighbours.  More detailed information regarding the provisions of ‘The Act’ should be obtained from an appropriately qualified professional with knowledge of party wall matters.

*(The Sub-Committee exercised its delegated powers to

act in the matters marked *)
(The meeting started at 7.00 pm and ended at 8.50 pm)

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

Chair

AV


(Planning Sub No. 1)


14.02.06


