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

Committee Report                          Report Ref: 3       

Committee:Planning Sub B

Date of Meeting:27th July 2004

1. Application No.KE/04/0555

Location: 
Gate Lane, Broughton (land adjacent)


Proposal: 
Outline for mixed development including housing,

pharmacy, healthcare premises and pocket park area


Applicant:
Mr  B Bailey
2.
RECOMMENDATION
THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that planning permission is refused for the following reasons:
1
The proposal does not include other items identified as

requirements in the letter from the Local Planning Authority

dated 3rd June 2004.  However, in the light of the

overriding reasons for refusal, the further omissions have

not been pursued, e.g. lack of an approved Strategic Flood

Risk Assessment and mitigation measures.

2
It is considered that until Broughton's position within the

settlement hierarchy has been established in the Local

Development Framework Documents, then it would be premature

grant planning permission that may lead to the construction

of houses, medical centre and pharmacy in an unsustainable

location contrary to PPGs 1, 3, 7 and 12.

3
It is considered that this proposed development is in the

open countryside where development is restricted and that

the development is not in connection with agriculture,

forestry or a local affordable housing need.  The

development is therefore contrary to Policies 7

(Environment: Protection of the Open Countryside) and RA5

(Rural Area: Housing in the Open Countryside) of the Local

Plan for Kettering Borough.

4
It is considered that the proposed development of 62 houses,

medical centre, pharmacy and pocket park outside the

boundary of the village will have an adverse impact on the

character of the village, contrary to Policy 7 (Environment:

Protection of the Open Countryside) of the Local Plan for

Kettering Borough.

3.
CONSULTATIONS
Broughton PC - Objects for the following reasons:

The site lies in open countryside and is contrary to policy;

Gate Lane lacks the capacity to serve a mixed development and there will be compromise in the safety of users;

There will be traffic pressures at Church Street and it is not suited to this increase;

There are junction congestion issues at both junctions with the A43 and without significant improvements safety will be affected;

The topography of the site will have a negative impact on existing residential properties;

The scale of the housing will exceed the capacity of the school and if provision can be made at that site then congestion at the school drive will be made worse; and

The proposed pocket park is likely to prove unviable.

CPRE - Objects because it is in the open countryside and will have an adverse impact on the character of the village.

Ramblers Association - Objects because a footpath crosses the site

diagonally and the site is in open countryside.

NCC
- Objects because it is contrary to Structure Plan.

Environment Agency - Objects because a Flood Risk Assessment has not been submitted.

Heartland PCT
- The site is not considered suitable for a health

centre and is not supported by the Primary Care Trust.

KBC Housing Strategy - Affordable housing needs are adequately met in Broughton.  The housing needs survey indicates a relatively small number of households wishing to move to/within Broughton.  112 affordable units in Mawsley are accommodating the needs in this part of the Borough.

NCC  Highways
- Objects because no Transport Assessment has been

received and therefore has no information regarding the impact on the highway network and any possible mitigation works.

NCC  Built Environment - The Sites & Monuments Record has information on a number of archaeological features and remains.  Before any development commences a full investigation must be undertaken prior to the application being determined.

NCC  Rights of Way - Objects because no account has been taken of footpath GD7 that runs across the site

Issues raised as a result of notification/publicity
There have been 31 letters of objection that, whilst quoting the incorrect policy, state that there will be an adverse impact on the infrastructure.

There have been 95 individual letters of objection to the development on the following grounds:

It is in the open countryside and contrary to policy;

Gate lane has insufficient capacity to take the extra traffic;

The junction with Kettering Road is inadequate for the traffic;

The junctions with the A43 are inadequate for the traffic;

The stream at the foot of the site is a sewerage overflow and often smells;

Has an adverse impact on the character of the village;

The medical centre is unlikely to become the practice of a doctor;

There is no evidence of need for a medical centre and pharmacy;

The views of the church and surrounding countryside are pleasant from the public footpath;

Broughton is a relatively low cost area when compare to housing in other villages;

There is no more room at the school;

No evidence of need for the affordable housing, no flood risk assessment submitted and no traffic impact assessment submitted; and

Given that not to scale drawings and artists impressions have been submitted will the planned layout fit the site.

4.
PLANNING HISTORY

None apparent.
5.
OFFICERS REPORT
Description
The site lies in open countryside adjacent to the eastern village boundary.  The site slopes from the southeast to the northwest where a stream runs in a valley to the northeast.  The opposite side rises steeply towards the rear gardens of houses on Kettering Road.  A public footpath runs diagonally across the site from South to North.  The site area is 3.64 ha.

Proposal
This is an outline application for the construction of 38 "Market" detached properties, 24 affordable houses, a medical centre, a pharmacy and a pocket park.  All matters have been reserved for future consideration in the application details.  Unscaled indicative plans and artists impressions have been submitted; however a letter legally requiring siting, means of access and landscaping was sent within 1 month of the receipt of the application stating that the Authority was unable to determine the application without these details.  No information has been received.

Planning Policy

National Guidance:
PPG3
-
Housing

PPG7
-
The Countryside: Environmental Quality and Economic and Social Development

Northamptonshire County Council Structure Plan:
GS5
-
Design

H5
-
Housing in Open Countryside

Kettering Borough Local Plan:
7
-
Environment: Protection of the Open Countryside

36
-
Housing: New sites in the rural area

RA5
-
Rural Area: Housing in the open Countryside

RA7
-
Rural Area: Affordable Housing for Local Needs

Observations

The key issues of this application are:

Policy implications;

Need for the development;

Impact on the character of the village; and

Impact on the highway network.

Policy Implications
Both draft PPS7 and the Milton Keynes and South Midlands Sub-Regional Spatial Strategy advise that development be confined to existing villages.  There is a search sequence and limited growth may be identified through Local Development Documents.  Your officers advise that this proposal should be considered through the process of forming Local Development Documents and that until those have been adopted then the application is premature.

Need for the Development
Both the medical centre and affordable housing elements have no support from The Primary Healthcare Trust and Kettering Borough Council Housing respectively.  Likewise the Pocket Park has no support locally indeed one person has written to state that the stream is an Anglia Water recognised effluent overflow.

With these elements considered not to be needed then only the "Market Housing" remains.

Character of Village
Your officers consider that an important characteristic of Broughton is "The Green Finger" that extends from open fields through the site across Gate Lane and into protected open space adjacent to Brook Haven and the playing fields.  Development of this site will remove this characteristic and it is considered will harm the character of the village.  Again this should be considered through the review of the Local Development Framework Documents.

Your officers have formally requested information and plans to ascertain that the housing can be sited with adequate amenity space and access roads.  Officers have also requested information regarding the number of consulting rooms so that it can be ascertained that the proposed development car parking and roads can be constructed on the site to the proper standards.  No information has been received.

Without this information it is difficult to assess that the development can be constructed as proposed.  However it is considered that the proposed density of this development is harmful to the character of the village.

Impact on Highway Network
Northamptonshire County Council Highways in their initial advice requested a Transport Assessment to examine the capacity of the existing junctions that might be affected, non car accessibility and any highway improvements required to facilitate the development.  This requirement together with plans of the site access have been communicated to the applicant.  No information has been received.

Conclusion
Your officers concluded that this development is contrary to policy, premature and is not acceptable.  Given the overriding policy objections, the lack of a Strategic Flood Risk Assessment and Draft planning obligations remain secondary, though would need to accompany any proposal that otherwise was considered in accordance with planning policy.

* * *

For further information on this report, please contact Mark Shipman, Senior Planning Officer on 01536 534324.

