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

Committee Report                          Report Ref: 1       

Committee:Planning Sub B

Date of Meeting:27th July 2004

1. Application No.KE/04/0460

Location: 
Wood Street, Kettering


Proposal: 
Approval of Reserved Matters: Demolition of factory

and 1 no. flat.  Construction of 6 no. houses and 8 no.

flats.  Formation of one way road system


Applicant:
SMR Investments Ltd
2.
RECOMMENDATION
THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that planning permission be granted subject to the following conditions:-
1
The approval of reserved matters shall not be implemented

other than in accordance with the approved plans and the

conditions of the outline consent reference KE/03/0734 (see

below).

2
NOTE TO APPLICANTS:-

The proposal  is  in  accordance  with  national  and  local

policies  as  set out in Planning Policy Guidance note 1 and

3, policies GS5, H6, H7  and  T10  of  the  Northamptonshire

County Structure Plan, policies 30 (points i, iii and vi)35,

and 47 of the Local Plan for Kettering  Borough  or  adopted

supplementary planning guidance note 6.  The issues relating

to residential  amenity,  design   and  highway  safety  are

material  considerations but are not sufficient in this case

to  indicate  against  the  proposal  and  to  outweigh  the

policies referred to above.

3
You are advised that the following conditions on the Outline

permission ref KE/03/0734 remain to be discharged and are

applicable to this approval:-

Condition 1 - Time limit for commencement of development

Condition 4 - Materials to be submitted for approval

Conditions 5 & 6 - Landscaping scheme and implementation

Condition 7 - Boundary treatment and means of enclosure

details required

Condition 8 - Drainage details required

Condition 9 - Archaeological watching brief

Condition 10 - Contamination survey, remediation, etc.

Condition 11 - Finished floor levels

4
The applicant(s) attention is drawn to the  fact  that  this

permission  does  not  convey  any  legal  or civil right to

undertake works that affect land or premises outside of  the

applicant(s)  control,  e.g. foundational works, overhanging

eaves and gutters, easements and other rights, etc.

5
Any  footpath  crossover  shall  be  carried  out   to   the

satisfaction of the Highway Authority.

6
Please  note  that  consent  under  the  provisions  of  the

Building   Regulations  may  also  be  required  and  it  is

advisable to contact the Council's Building  Control

Section (Extn.4250) prior to the commencement of the

development.

7
Your attention is drawn to the relevant 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.

3.
CONSULTATIONS
Local Education Authority - This development will attract contributions towards improvements to the secondary schools in Kettering. 

Local Highway Authority - Additional details requested. however the principle of separate entrance and exit points is acceptable. 

Issues raised as a result of notification/publicity
Two letters have been received from neighbouring properties, neither objects to the proposals themselves, but raise queries  about  i) what will happen to boundary walls between the site and  neighbouring properties, ii) request that any trees  planted not only protect residents privacy, but are also good for the environment; and iii) about what will happen to drains  from  the  factory which pass over a neighbouring property.    

4.
PLANNING HISTORY

KE/84/0548 - Conversion  into mini-factory units and 12 residential  no. flats with parking.

KE/84/0958 - Change of use former factory to flats (phase I  -  total 15) 2 no. factory areas remain as previous permission.
KE/03/0734  - Demolition of existing factory and one existing flat, formation of one way road system and outline for construction of new flats and houses. 

5.
OFFICERS REPORT
Description
The application site consists of a derelict factory, forecourt and 

parking area, set behind Woodlands Court (a factory conversion) on 

Wood  Road.  To  the  north,  south  and  east  of  the  site  are 

residential properties. To the west is  an  area  of  scrub  land, 

formally  the site of H. Goodman and Son factory - now demolished, which benefits from planning  permission for 24 dwellings (KE/03/1008).

The application site benefits from outline planning permission for residential development (KE/03/0374) and the proposals currently before members are the 'reserved matters' pertaining to that application. 

The applicant proposes six houses and eight flats, plus access, this equates to 43 dwellings to the hectare.

Planning Policy

National Guidance:
PPG1  - General Policies and Principles     

PPG3  - Housing                            


Northamptonshire County Council Structure Plan:
GS5   - Design                    

H6    - Density                   

H7    - Housing Types and Sizes   

T10   - Parking for Housing       

Kettering Borough Local Plan:
27    - Environment: Derelict/vacant land and buildings             

30    - Environment: New Development (especially point vi)                                 

35    - Housing: Within towns                                       

47    - Housing: Residential amenity                                

84  
-
Transportation: New development, access and layout        considerations                                              


Observations

The main issues in the determination of this application are; i) the principle of development on the site, ii) the impact on residential amenity, iii) impact on the street scene; iv) highway safety and v) education contributions.

With regard to the first issue the principle of residential development on the site has been established by the granting of outline planning permission (KE/03/0734). The proposals currently before members are the reserved matters to accompany the earlier outline application. 
With regard to the second issue the proposal has been designed to minimise the impact of the development on neighbouring properties as much as possible. The majority of the dwellings are located in such a manner that the minimum distance between dwellings recommended in the Local Plan (23m) is achieved.  Where this distance is not achieved, in most cases the distance  between the existing and proposed dwellings is 20m - 22m. 

Government policy in PPG:3 Housing and policy H6 of the Northamptonshire County Structure Plan states that new developments must have a density of at least 35 dwellings to the hectare. The use of brownfield sites within settlements is encouraged and Local Planning Authorities are urged to be flexible in the use of their standards. With this in mind, it is considered that a refusal on these grounds would not be justified. 

Neighbours comments relating to the treatment of boundary walls are covered by Condition 7 which requires the submission of details of boundary treatment prior to the commencement of development on site. Conditions 5 and 6 will give the Local Planning Authority control over the landscaping of the site. 

Comments relating to the making good of drains running through neighbouring properties are noted.  The site has been the subject of a demolition notice under Building Regulations. Clauses within the notice mean that the developer must make good any damage caused to neighbouring properties as a result of the development. It should be noted that developers must only make good the damage they cause, not repair existing problems. 

With regard to the third issue, the footprint of development is considered to be acceptable. It is considered that the design of the buildings is generally acceptable, although rather bland and at the time of writing this report amendments to the design of the buildings (additional detail such as smaller windows, alterations to dormer windows, curved heads over windows and so on) are being discussed. Any alterations will be reported to the Committee.

With regard to the fourth issue the principle of accessing the site has been established by the outline consent. Additional details are required before the Local Highway Authority can comment fully on the proposal. These details and comments will be reported to Committee. 

With regard to the fifth issue, the education authority's request for education contributions has been considered. Unfortunately this matter was not raised by the education authority during the consideration of the outline application and as a result was not added as a condition on the outline decision. As members will be aware it is not possible to raise additional matters of principle that should have been considered at the outline stage, when determining the reserved matters stage. As a result it is not possible to require education contributions in this instance. 

In conclusion it is considered that the proposal, subject to minor amendments to the detailed design of the buildings, is acceptable. 

* * *

For further information on this report, please contact Christina Riley, Planning Officer on 01536 534316.

