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

Committee Report                          Report Ref: 2       

Committee:Planning Sub B

Date of Meeting:27th July 2004

1. Application No.KE/04/0492

Location: 
London Road, Kettering (land adjoining)


Proposal: 
50 no. residential housing units, garages, roads,

sewers and associated works


Applicant:
Pytchley Estates Limited
2.
RECOMMENDATION
THE DEVELOPMENT CONTROL MANAGER RECOMMENDS granting planning permission subject to the receipt of a satisfactory reply from the Environment Agency regarding the Flood Risk Assessment and the satisfactory completion of a S106 Agreement to address provision of affordable housing, contribution to education provision, and play provision, and subject to the following conditions:
1
The development shall be begun not later than the expiration

of five years beginning with the date of this permission.

2
The dwellings shall only be constructed of ivory render and

Butterley Arden Red Bricks with Butterly Harborough Buff

Detail bricks and Marley Malvern Terracotta Roof Tile or

Kempston Mandarin Mixture Bricks with Chelwood Kemsley

Yellow Detail Brick with Marley Malvern Grey roof tile, in

accordance with plot details indicated on approved plans,

unless writen consent for a variation has been obtained from

the Local Planning Authority before development has

commenced.

3
Not withstanding submitted details no development shall take

place until there has been submitted to and approved in

writing by the Local Planning Authority a scheme of

landscaping.

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.  Any trees or plants which within a period of 5

years from the completion of the development die, are

removed or become seriously diseased shall be replaced in

the next planting season with others of similar size and

species, unless the Local Planning Authority gives written

consent to any variation.

5
Disposal of surface water and  waste  water  from  the  site

shall be carried out in accordance with the details

indicated on the approved plans and in accordance with

Flood Risk Assessment (FRA) which shall be submitted to and

approved by the Local Planning Authority prior to

development commencing.  Thereafter, any proposed mitigation

measures required by an approved Flood Risk Assessment shall

be incorporated into the development.

6
Not withstanding submitted details before the development

hereby permitted is commenced details of boundary treatment

and means of enclosure of the Public Open Space and that

fronting plots 1 - 12 shall be submitted to and approved in

writing by the Local Planning Authority.

The remaining details indicated on the approved plan and the

other agreed details shall be implemented prior to the use

of the building(s)/land.

7
The development hereby permitted shall  be  carried  out  in

accordance  with  the  amended  plans  received by the Local

Planning Authority on 12 July 2004 and 19th July 2004 unless

otherwise agreed in writing by the Local Planning Authority.

8
The approval follows the prior completion of a Planning

Obligation (S106) to cover affordable housing, contribution

towards education provision, and play provision.

9
NOTE TO APPLICANTS:-

The proposal is in accordance with national and local

policies as set out in Planning Policy Guidance note ##,

policies ## of the Northamptonshire County Structure Plan,

policies ## of the Local Plan for Kettering Borough or

adopted supplementary planning guidance note ##.  There are

no material considerations that indicate against the

proposal.

3.
CONSULTATIONS
KBC Leisure
Amended plans have excluded the floodable area and are willing to adopt space and a commuted sum is received regarding play equipment.

NCC Highways
See Appendix A (page 11j).

NCC Education
Requires a contribution of £2074 for each house and bungalow and £415 for each flat.

NCC Minerals
No comment.

Environment Agency - Objected because no  Flood Risk Assessment had initially been submitted.  This has since been received and its suitability is being checked.  Members will be advised on this on the update.

Issues raised as a result of notification/publicity
6 letters have been received raising concerns and objections:

Does the three bed bungalow have a window in the gable wall that would mean my property would be overlooked;

Can the fence be raised to 8 feet?

I object to trees being planted against my boundary;

Who would be responsible for the maintenance of the public open space?

What will be the boundary treatments once the garages are removed and will it be secure during construction?

Will a support wall be needed?

Can the drains cope with this development?

The number of dwellings represents an over development of the site;

The congestion on London Road will cause an adverse impact on residents;

Adverse impact on the value of our property;

The site has been used for land fill and any development could cause disturbance and raise safety issues for our family;

We are worried about possible flood damage;

Loss of wildlife habitat; and

Noise from public open space.

4.
PLANNING HISTORY

Numerous applications in connection with a showroom, petrol station and electricity substation.

KE/02/0932
Construction of 63 dwellings.  Withdrawn
5.
OFFICERS REPORT
Description
The site measuring 1.177 ha is situated between the Rugby Club Ground and London Road and is bounded by the Wadcroft Scout complex and residential properties on Wallis road and London Road.

The site has been derelict for a number of years, though a row of garages still remain standing.  Two main engineering features of the site are the trunk foul and storm water sewers that are close to the surface near London Road.

Proposal
This is a full application for the construction of 50 dwellings consisting of 17 x three bedroom semidetached houses and 33 x 2 bedroom flats with associated car parking.

The application has been revised (plan dated 12.07/04) to show:

1.
The floodable area is now shown as an underground retaining tank.

2.
The flats (plots 13-20) now have an amenity area extending to access road No. 1.

3.
The cycleway has been repositioned next to access road No. 1.

4.
The public open space is clearly defined by railings with gate access along the existing right of way.

5.
The latest design for the roundabout is now shown and linked to the new road pattern.

A floodable area is being created to control the rate of discharge of surface water from the site, this will drain into the East Brook Culvert that is being diverted within the site.  This diversion increasing the linear length of the culvert should also increase the capacity to discharge water.

The position of the two sewers has dictated where the built development can be undertaken.  Likewise the fall between the buildings and the invert level of the culvert has dictated the floor levels.  This in turn has dictated the house types that can be constructed.

Received on 19th July 2004 is a Flood Risk Assessment: Consultation with the Environment Agency will ensure that this is to be confirmed as satisfactory.

The site needs to be serviced by a roundabout and its position impacts on the built form as well.

Planning Policy

National Guidance:
PPG3
-
Housing

Northamptonshire County Council Structure Plan:
GS5
-
Design

H2
-
Housing allocations

H6
-
Housing density

T10
-
Residential Parking

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

35
-
Housing: Within Towns

38
-
Housing: Range of Housing

39
-
Housing: Affordable housing

47
-
Housing: Residential amenity

84
-
Transport: New development access and layout consideration

Supplimentary Planning Guidance
Site Development Principles approved 21.1.97

Observations

The key issues of this application are the interpretation of the Site Development Principles, impact of the foul and storm services, impact on residential amenity and impact on the highway network.

Site Development Principles
Ten principles were established and these included the need for a roundabout, access to the Rugby Club a foot path cycle way to Waverly Road, Environmental Improvements, buildings not to exceed two storey and a high standard of design to London Road, landscaping and provision of public open space and the identification of the two main services on the site.

Since approval surveys have revealed the nature of the two service pipes and their proximity to the surface, not appreaciated when the Principles were published.  The size of the roundabout has also increased with increased traffic flows on London Road.  PPG3 and the new Structure plan require higher densities than that originally envisaged.  These physical constraints have dictated where the buildings can be constructed without making the site uneconomic to develop and the required increase in density has caused the height of the dwellings to rise.

The layout provides for a cycleway/footpath link to Waverley Road if it is constructed across the Rugby Club Ground, a roundabout is provided.

The housing layout cannot be constructed with a strong presentation to London Road because of the services, however a three storey curved design is being proposed to one side of the access.  Living accomodation is placed above garages and these flats share a stairwell and have balconies overlooking the street at secondfloor level.

A row of semi-detached chalet style bungalows is proposed to bound the properties on Wallis Road.  The design of these dwellings reflects the principle to restrict the height of houses so that they do not create an overbearing impact on the outlook from houses in Wallis Road.  The use of rooflights has been proposed to reduce overlooking of these properties to a minimum.  The ground floor height is approximately 1 - 1.5 meters above the rear gardens of Wallis Road.  To prevent flooding of these gardens from surface water run off a French Drain is to be built on the boundary.

The open space front London Road and there are practical safety implication if a play area was incorporated, as a result the developers are being requested to contribute to provision off site by way of a S106 legal Agreement.

A windfall from the increased density results in 10 units for affordable housing.

A flood attenuation scheme is proposed using a storage area through which a majority of the site surface water drainage flows.  The discharge into the East Brook culvert is controlled using a hydrobrake (a pipe of a certain diameter that allows water to flow at a constant rate of 2 litres per second).  The "French Drain" is also conntected to this system.

Impact on amenities of residential properties.
It is considered that the designs of the dwellings have been prepared to ensure that amenities are not adversely affected.  The first floor window in the gable wall of the bungalows serves a landing and it is considered that this will not aversely affect privacy.  Minor amendments have been requested to a garage to reduce the dominance of a gable wall.

The other concerns raised by neighbours can be controlled by attaching conditions.

Impact on the Highway network
Northamptonshire County Council Highways do not object to the development, however they have made a number of technical comments.  Amended plans regarding the roundabout have been received and address the issues raised in paragraph 1.  Amended plans regarding the other issues have been requested and will be displayed at the meeting.

Conclusion
The Development Principles sought for this site reflect the considerable site constraints.  Nevertheless, the key issues above have been addressed in such a way so that the development is considered acceptable subject to the recommendation at the start of this report.

N.B. The Development Control Manager further recommends that if there is undue delay in completing the necessary legal agreement or if the Flood Risk Assessment proves to be unsatisfactory that we be granted delegate powers to refuse planning permission for these reasons.

* * *

For further information on this report, please contact Mark Shipman, Senior Planning Officer on 01536 534316.

