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

PLANNING SUB-COMMITTEE (B)

Meeting held – 18th April 2006


Present:
Councillor S Lynch (Chair)



Councillors Brown, Coe, Freer, Richardson, and Titcombe

05.PSB.34
APOLOGIES


None.

05.PSB.35
DECLARATIONS OF INTEREST



Councillor Brown – Item 5.3

*05.PSB.36
MINUTES

RESOLVED
that the minutes of the meeting of Planning Sub-Committee ‘B’ held on 7th March 2006 be approved as a correct record and signed by the Chair.

*05.PSB.37
ITEMS OF URGENT BUSINESS


None.

*05.PSB.38
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.  Seven 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

*5.3
Full Application: New two storey health centre with attached pharmacy at New Medical Centre, Desborough Road, Rothwell for Mr G Nursey Primary Asset LLP


Plan No. KET/2006/0063


	
	Decision

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 and 13, policies GS5, T3 and SDA1 of the Northamptonshire County Structure Plan, policies 7 and 30 of the Local Plan for Kettering Borough and emerging policies Issues Paper 2 – SDA Desborough/Rothwell, Preferred options, sustainability appraisal, Area Action Plans and Joint Core Spatial Stratgey for North Northants.  The material planning considerations raised by Rothwell Town Council and third parties have been carefully weighed against all relevant policy considerations in reaching the decision to approve 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.
No development shall commence on site until samples of materials and finishes to be used for the external walls and roof of the proposed building 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.
No development shall commence until there has been submitted to and approved in writing by the Local Planning Authority a detailed scheme indicating the positions, design, materials and type of screen walls and fences to be erected.  The use shall not commence until the scheme has been fully implemented in accordance with the approved details.

4. The Pharmacy shall be ancillary to the D1 surgery use and shall not operate as a class A1 retail unit.  (See note 1)
5.
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 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.

6.
Prior to the commencement of the development hereby permitted, revised car 
parking and pedestrian access details shall be submitted to and gain the approval of the Local Planning Authority.  Such details that may be agreed shall be completed prior to the occupation of the development hereby permitted.

7.   Prior to the commencement of development, further details shall be submitted to and approved in writing by the Local Planning Authority which develop the highway works shown as being indicative only.  The approved highway works shall be completed prior to the occupation of any part of the building.
8.
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, as submitted with the application

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



	

	Notes (if any): -

	· Condition 4 does not prevent a level of retail sales which is ancillary to the principle D1 use.

· The plans approved as part of this consent are as follows:-

Site Plan (394-101 rev J) received 28/03/06

Elevations (394-209 rev E) received 30/01/06

Floor plans (394-200 rev H) received 30/01/06

Roof & Plant room plans, etc (394-205 rev A) received 30/01/06

· This Decision Notice must be read in conjunction with a Planning Obligation completed under the terms of Section 106 of the Town and Country Planning Act 1990 (as amended).  You are advised to satisfy yourself that you have all the relevant documentation.

· With regard to condition 8, the developer is advised that the required submission be carried out in accordance with the following:

The phase 1 (desk top study) shall been carried out.

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.

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.

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.

· The applicant is reminded that the implementation of any works within the existing highway require the explicit written consent of the highways authority.  Such consent would be given subject to the completion of an agreement under section 275 of the Highways Act 1980.  the completion of such an agreement will require the submission of full engineering, drainage, street lighting and constructional details which will be subject to a safety and technical audit that may result in amendments to the works shown indicatively on the approved plans.


	*5.5
Change of use Application: Turn room into therapy room and use some of the bedrooms for business purposes at Homefield Grange, Manor Road, Rushton for Miss S Peck


Plan No. KET/2006/0185



	
	That with the following justification: -

The proposal is in accordance with national and local policies as set out in Planning Policy Statements Guidance Notes PPS1;RSS8, Policy GS5 of the Northamptonshire County Structure Plan and Policies 22 and 30 of the Local Plan for Kettering Borough.  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 premises shall be used for mixed residential and commercial use as shown on the approved floor plan drawing.  When not in residential use, only  those rooms shown hatched orange shall be used for business use.  Any variation from this will need to be the subject of a separate planning permission.

	*5.6
Full Application: Retention of existing detached office building at lower level at 223 Rockingham Road, Kettering for Mr M Reynolds Gretton Homes


Plan No. KET/2006/0190



	
	That planning permission be refused for the following reason:-


1. Policies 30 and 47 of the Kettering Borough Local Plan sets out criteria for the consideration of proposals for development.  Those that would result in a significant adverse impact on the amenity of existing or proposed property will not be granted.

The proposed office building, due to its proximity to neighbouring residential properties, its height relatively to falling ground levels to the rear, and to its form, would result in development that is overbearing to neighbours, with a loss of sunlight or daylight to principal living areas.

Voted For 1, Against 5

	*5.1
Full Application: Two office buildings with associated hard and soft landscaping at Site C, Kettering Parkway, Kettering for Woods Hardwick Ltd


Plan No. KET/2005/1062



	
	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 13 and 25, RSS8, policies AR8, GS5, T3, T8 and T9 of the Northamptonshire County Structure Plan and Policies 16, 30, 58, 61, 84 and 118 of the Local Plan for Kettering Borough or adopted supplementary planning guidance note on parking.  There are no material considerations that indicate against the proposal, 

planning permission be granted subject to the satisfactory completion of a section 106 agreement 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 buildings hereby approved shall not be occupied until the vehicular accesses, parking and turning areas have been hardsurfaced and marked out in accordance with the approved site layout plan SK50D unless otherwise agreed in writing with the Local Planning Authority.

3.
Notwithstanding the provisions of Article 3, Part 8, Class C 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 hardsurfaced areas and/or parking areas shall be created within the site other than those shown on the approved site layout plan SK50D. 

4.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and 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.
Prior to any lighting being installed external to the buildings hereby approved (including free standing lighting to the parking areas), full details of this lighting shall be submitted to and approved in writing by the Local Planning Authority.  The details shall include positions, angles and types of proposed lights, their luminance, the areas of the builidings/land they are to illuminate together with measures to prevent light spillage outside the site and details of compliance with the "dark skies initiative."  No lights shall be erected and illuminated unless they are in accordance with the approved lighting scheme.

6.
The buildings shall be constructed in accordance with the materials schedule received on 15 February 2006, unless otherwise agreed in writing with the Local Planning Authority, and thereafter retained as such.

7.
The finished floor levels (FFL) shall be completed at a level to be first agreed by the Local Planning Authority in relation to an identifiable datum, details of which shall have been first submitted to and approved by the Local Planning Authority.

8.
Prior to the commencement of development and notwithstanding the submitted details, a detailed scheme for the provision and implementation of floodplain compensatory storage works shall be submitted to and agreed in writing with the local planning authority.  No part of the development shall be occupied until the approved floodplain compenstory storage works have been completed in full.  Within one month of the completion of the scheme, written confirmation of the competion of these approved works shall be submitted to the Local Planning Authority.  The scheme shall be retained as such and maintained in full working order thereafter.

9.
Unless otherwise agreed in writing by the Local Planning Authority, the drainage scheme shall be carried out in accordance with the details and plans contained with the flood risk assessment as amended by the details approved to satisfy the requirements of condition 8 above.

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.   




	Notes (if any): -

	· This Decision Notice must be read in conjunction with a Planning Obligation completed under the terms of Section 106 of the Town and Country Planning Act 1990 (as amended).  You are advised to satisfy yourself that you have all the relevant documentation.

· In order to address the requirements for condition 8, it is advised the scheme be designed in accordance with  the guidance contained in the EA Management System Document (AMS 178-05).


(Voting: For 4;  Against 0)
	*5.2
Outline Application: Construction of speculative B1 offices at RCI, Kettering Parkway, Kettering for Mr A Hall Hortons Estate Developments Ltd


Plan No. KET/2006/0041



	
	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 Notes 4, 13 and 25, RSS8 including policy SP3,  Policies AR8, GS5, T3, T6, T8 and T9 of the Northamptonshire County Structure Plan and Policies 30, 51 and 84 of the Local Plan for Kettering Borough or adopted supplementary planning guidance on parking.  There are no material considerations that indicate against the proposal, 

permission be granted subject to the following conditions: -


	1.
Approval of the details of the design and external appearance of the proposed buildings 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.
The vehicular and pedestrian access to the serve the development together with the manoeuvring and parking spaces shall be completed prior to the first occupation of the development.  Notwithstanding the detail shown on the approved site layout plan there shall be a maximum of 186 parking spaces provided for the development.

4.
The buildings hereby approved shall contain no more than two storeys except for units sited in the area covered by units A and B as shown on the indicative plan, which may be a maximum of three storeys high.

5.
As part of the submission of reserved matters required by condition 1, drawings showing the existing and proposed levels of the buildings (finished floor levels), car parking and landscaped areas compared with the surrounding land shall be submitted.  In addition cross sectional drawings through the site shall be submitted.  The development shall be not  be carried out other than in accordance with the approved levels and plans.

6.
No development shall commence on site until samples of materials and finishes to be used for the external walls and roof(s) of the proposed building(s) have been submitted to and approved in writing by the Local Planning Authority. Development shall be carried out in accordance with the approved details.

7.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and 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.
Prior to the occupation of any of the buildings details and plans of covered cycle stands, shower and changing areas and locker facilities for each unit shall be submitted to and approved in writing by the Local Planning Authority.  The approved facilities listed above shall be provided in accordance with the approved plans and details prior to the occupation of the unit to which they relate and they shall be retained as such thereafter.

9.
No development shall take place until details and plans for the upgrading and hard surfacing of the footpath link from the A509 through the RCI site into the approved site have been submitted to and approved in writing by the Local Planning Authority.  None of the units hereby approved shall be occupied until the approved works to upgrade the footpath have  been fully implemented in accordance with the approved plans and details.  The footpath shall thereafter be retained to allow pedestrian access to the site at all times when the units are open for business.

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 office building shall be constructed within 18 metres of the buildings that form Swallow Court.

12.
Prior to the commencement of development and as part of the submission of the reserved matters required by condition 1, details of the balancing pond/lake and/or other facility to ensure the proper attenuation of surface water shall be submitted to and approved in writing by the Local Planning Authority.  These details shall accord with the FRA as hereby approved unless an alternative FRA has been submitted to and approved by the Local Planning Authority.  No building shall be occupied until the approved drainage scheme has been fully implemented in accordance with the approved details.

13.
This permission is for a maximum floor area (over two floors) of 5597 square metres.

14. 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 hard surface permitted by Class C of Part 8 of Schedule 2 of the Order or any other hard surfacing shall be constructed on the application site unless planning permission has first been granted by the Local Planning Authority.

15. 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.

16. 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.




	Notes (if any): -

	1. The advice received from the Environment Agency is appended to the decision notice for information.
2. This decision Notice must be read in conjunction with a Planning Obligation completed under the terms of Section 106 of the Town and Country Planning Act 1990 (as ammended).  You are advised to satisfy yourself that you have all the relevant documentation.
3. In fullfillment of the conditions of this permission, and in regard to the submission of Reserve Matters, the Local Planning Auhtority expects a high quality development with careful attentio being paid to detailed design elements, including the use of good quality appropriate materials for the external appearance and otherwise a high quality finish to all parts of the proposed building and landscaped area.

	


	*5.4
Full Application: Siting of mobile park home 6.1m x 5.79m.  Accommodation for elderly parents at Sunnyside Cottage, 7 Wales Street, Rothwell for Mrs B C McGuire


Plan No. KET/2006/0080


	
	That planning permission be refused for the following reasons: -




1. The form, footprint and location of the proposed mobile home represents overdevelopment of the site.  The massing and location of the development will result in overbearing impact on and loss of residential amenity to the existing house and No. 11 Newham Close.  As such, the proposal is contrary to Policy 30 and Policy 46/47 of the Local Plan for Kettering Borough, supplementary Planning Guidance Note 6: Housing Layout and Design criteria.

2. The form and resultant appearance of the mobile home is out of keeping with the character of the area and will result in harm to the visual amenity of the area.  As such, the proposal is contrary to Policy 30 of the Local Plan for Kettering Borough and Policy GS5 of the Northants County Structure Plan.

	*5.7
Full Application: Application to vary condition 5 of KE/2003/0882 to read “….7am to 9pm on Bank Holidays” at Wickes, Northfield Avenue, Kettering for Mr R Swaine Belgrave Land (Northfield Avenue) Ltd


Plan No. KET/2006/0106



	
	That planning permission be refused for the following reason:-




1.
The impact of traffic to and from the site before 9.00am on Bank Holidays, (except Christmas Day and Easter Sunday when no opening is permitted), would be detrimental to the residential amenity of nearby residents due to noise and general comings and goings.

*(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

(Planning Sub No. 12)


18.04.06



