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

Committee Report                          Report Ref: 16       

Committee:Planning Sub B

Date of Meeting:27th July 2004

1. Application No.KE/03/0882

Location: 
Former EMAP site, Northfield Avenue, Kettering


Proposal: 
Erection of non food retail warehouse (use class A1)

together with access, servicing and car parking

arrangements and landscaping


Applicant:
Belgrave Land Ltd
2.
RECOMMENDATION
THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that the application be referred to the Government Office for the East Midlands (GOEM) for consideration by the Office of the Deputy Prime Minister (ODPM) with the resolution that the Local Planning Authority is minded to grant planning permission subject to:- the satisfactory completion of a Section 106 legal Agreement to address off site highway works, environmental improvements on Northfield Avenue, and the implementation of an effective Travel Plan Strategy 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
Before development commences, representative samples, or

details, of all external facing, roofing and surface

materials shall be submitted to and approved in writing by

the Local Planning Authority.  The development shall be

constructed of approved materials only.

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, which shall include indications of all hard

features.

4
All hard landscape features shall be completed before

occupation of the building.  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 damaged or 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
The premises shall  not  be  used  for  the  purpose  hereby

permitted otherwise than during the hours of 07:00 - 21:00

Mondays to Saturdays, 10:00 - 16:00 on Sundays and 09:00 -

18:00 on publicly recognised Bank Holidays excluding

Christmas Day and Easter Sunday.

6
The premises hereby permitted shall be used for the

sale of bulky non-food retail items as follows:

DIY/garden goods and furniture, carpets and floor coverings,

electrical goods and related goods unless otherwise agreed

in writing by the local planning authority, and for no other

purpose in Class A1 of the Schedule to the Town and Country

Planning (Use Classes) Order 1987, or in any provision

equivalent to that Class in any statutory instrument

revoking and re-enacting that order with or without

modification.

7
No external lighting of the car park or building shall be

constructed or afixed to the buildings unless it accords

with a scheme submitted to and approved in writing by the

Local Planning Authority.  All external lighting shall only

be illuminated during hours in which the store is open to

the public.

8
Before the development hereby permitted is commenced details

of boundary treatment and means of enclosure shall be

submitted to and approved in writing by the Local Planning

Authority.  The agreed details to be implemented

concurrently with the use of the building at all times.

9
The parking areas, shown on the approved plans and a means

of securing those areas when not in use, shall be suitably

surfaced, laid out and drained in accordance with details to

be submitted to and approved in writing by the Local

Planning Authority.  The approved details shall be

implemented prior to the use of the buildings commencing and

the parking areas shall be closed outside trading and

delivery hours.

10
No deliveries shall be undertaken outside the hours of 0700-

1900 Mondays to Saturdays and 0900-1600 on Sundays and

publicly recognised Bank Holidays.

11
No development shall be commenced until the initial offsite

highway works, indicated on drawings submitted to and

approved in writing by the Local Planning Authority, to the

development access have been completely constructed.

12
Development shall not begin until a scheme to deal with

contamination of the site has been submitted to and approved

in writing by the Local Planning Authority.  The above

scheme shall include an investigation and assessment to

identify the extent of contamination and the measures to be

taken to avoid risk to the environment when the site is

developed.  Development shall not commence until the

measures approved in the scheme have been implemented.

13
Prior to the commencement of any development, a detailed

DRAINAGE STRATEGY shall be carried out and submitted to the

Local Planning Authority.  This strategy should include

details of surface water drainage and any Sustainable

Drainage Systems (SuDS), and should include an appropriate

implementation and maintenance strategy, undertaken fully in

accordance with both PPG25 and a flood risk assessment which

shall be first submitted to and approved by the Local

Planning Authority.

14
The proposed development shall be carried out in accordance

with required mitigation measures of the Flood Risk

Assessment.

15
Before commencement of development, at least four copies of

the applicant's Revised Green Travel Plan, which shall

include setting out the measures being, or to be, undertaken

through the legal obligation, shall be submitted to and

approved by the Local Planning Authority.  Reports on the

monitoring of the Travel Plan shall thereafter be submitted

at least annually by 31st December each year.

Implementation shall be in accordance with the Travel Plan

and updates approved by the Local Planning Authority.

16
The total gross internal floor space hereby permitted is

5574 sq.m., plus an outdoor centre of a gross area of up to

835 sq.m. for the display of paving slabs and similar large

goods.

17
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.

18
It should be noted that nothing in this permission gives

approval for any advertisements, these require a separate

application for consent.

3.
CONSULTATIONS
NCC Highways
- See Appendix 'C' (page 78g) - the Highway Authority's observations dated 14th May 2004.  They state that should the Local Planning Authority be minded to approve the application, the following conditions be imposed:-

"All highway works in accordance with details to be submitted and approved to be completed prior to the opening of the development hereby permitted.

Prior to the commencement of the development hereby permitted, a Travel Plan for the development shall be submitted to the Planning Authority.  No public or trade operations from or to the site shall commence until the submitted Travel Plan has gained the approval of the Planning Authority.  It shall thereafter be implemented and reviewed/revised in accordance with its agreed provisions."

Environment Agency (EA) - At the date of writing, the Environment Agency object because the Flood Risk Assessment is not satisfactory.  However, it is expected that this matter is to be resolved shortly.

East Midlands Development Agency - The proposal is not considered to be of regional significance though neighbouring authorities should be consulted, particularly Corby.

Neighbouring Local Authorities consulted.  Any responses received by the date of Committee will be reported, or if received later forwarded to the Government Office for the East Midlands.

Issues raised as a result of notification/publicity
Letter received on behalf of another commercial developer objecting on the following grounds in response to the report drafted for the previous Planning Committee meeting:

1.
The assessment is flawed as the analysis fails to take account of town centre stores or the full extent of the existing DIY provision within Kettering catchment;

2.
Condition 6 of the proposed planning permission is too widely framed for the goods sold at Wickes;

3.
A proper sequential test has not been carried out;

No examination of what are bulky goods and cannot be sold from a town centre store;

4.
No flexibility of format;

5.
No examination of the future use of the existing stores;

6.
The review is flawed because it does not include the outdoor project centre; and

7.
The site is unallocated in the development plan and is a major departure.  The aggregate new retail shopping floor area exceeds 20,000 sq m within a 10 mile radius of the site.

Two letters received which whilst not objecting request that serious consideration is given to the following matters:-

a)
Lack of screening to protect them from noise, air and light pollution from the site.  Trees and hedges are to be removed which provides good screening.

b)
The car park to be secured when the store is closed.

c)
Deliveries restricted to certain hours.

d)
Requests that the bank at the front of the site remains.

e)
Requests restrictions on opening hours and suggests 08:00 to 20:00.

f)
Requests Hill Street to be connected to Northfield Avenue for vehicular traffic (because the fire brigade could not travel along Hill Street and this would be an alternative).

g)
Request control of advertisements and no flashing signs.

h)
Northfield Avenue is one of the approach roads to Kettering that has remained green, substantial planting along the frontage should be maintained.  Variations in the type of planting should be included.

4.
PLANNING HISTORY

Relevant History
KE/98/0014
-
Outline B1, B2, B8 and A1.  Approved 31.3.98.

KE/98/0401
-
B1, B2, B8, A1 non-food retail and A3.  Approved 22.1.99.

KE/00/0318
-
Erection of non-food retail warehouse.  Approved 4.7.00.

KE/01/0491
-
Erection of Retail Park.  KBC resolved to grant permission but an appeal was made against non-determination.  The decision by Secretary of State dated 17th May 2004, refused planning permission.  (The "B&Q decision")

KE/02/0903
-
Erection of Retail Park and car wash.  Withdrawn.

The elements of the planning history most important to considering this application are the extant permission, KE/00/0318, and the recently refused application KE/01/0491.

Planning permission was granted in July 2000 for the erection of 2775 sq.m. of a non-food retail warehouse (KE/00/0318).  This planning permission could still be implemented and so it is relevant to consider how the current proposal compares.  The floor area of the scheme that benefits from planning permission is 2775 sq.m. compared with the current proposal of 5574 sq.m. (gross internal floor area and first floor staff area).  The range of goods permitted in the previously approved consent was DIY items or a garden centre, electrical goods, carpets and furniture, pets and pet food, car and cycle accessories, (Condition 9 of KE/03/ 0318); the current proposal is for the sale of "a preponderance of bulky goods".

In May 2004, the Secretary of State refused planning permission for a retail development on a larger site, that encompassed the current application site.  The issues arising from this decision are discussed in detail in the 'Evaluation' section of this report.  In essence, it was the Secretary of State's view that the proposal failed to demonstrate that the proposal was appropriate to the scale, function and catchment of Kettering Town Centre.  The refused proposal was for a range of bulky goods, with a floor area of 9,290 sq.m. (B&Q), plus an open builders yard of 1,858 sq.m., a garden centre of 2,768 sq.m. and retail warehouse (electrical goods of 1393 sq.m.)

A.
Description
Site
The site adjoins Focus and Halfords to the south, the railway line to the west and the remaining part of the former Evening Telegraph land which has industrial units to the north. Northfield Avenue separates the site from housing in Hill Street to the east.  The application site, some 1.8 hectares, has planning permission for a retail units amounting to 2775sq.m. restricted to specific non-food and in the main bulky goods.

Proposal
This is a full application to redevelop a part of the former vacant East Midland Allied Press (EMAP) site on Northfield Avenue, Kettering with a single retail unit.  The current proposal involves a non-food retail warehouse of 5574 sq.m. of gross retail floorspace (and first floor staff area). Also 835 sq.m. for sale outdoors for paving slabs, etc.  The applicants have indicated that the unit could accommodate Wickes who presently operate from a site on Telford Way. The proposed retail unit would be served via a separate access from Northfield Avenue to the West the access that serves Halfords and Focus.

It is proposed that the building be constructed in a combination of facing brick and profile metal cladding, the design of the unit reflects the general style of architecture of the adjacent buildings. The building is positioned forward of the adjacent units to enable a rear storage area and service yard to be screened from general view. The proposed plans also indicate the provision of 242 car parking spaces in front of the building, with a total proposed vehicle spaces of 261.

The applicant's agent has stated:

-
"there are very significant differences in the scale of the Wickes proposal, which address to a large degree the points raised by the Secretary of State in his refusal of the B&Q proposal.  This refusal essentially found that the scale of the B&Q proposal was such as to have adverse impacts on other town centres in the area.  We feel that this decision is only partly relevant to the Wickes proposal which, in proposing a smaller store, overcomes the issues of scale that caused the B&Q proposal to fail.  In the same context it must be remembered that this site has the benefit of an existing approval for a Wickes store development and that this has been recognised as a commitment by both the Secretary of State and KBC in consideration of later retail proposals.  Thus, our analysis could have tested 32,000 sq.ft., rather than the full 60,000 sq.ft. store."

-
"The proposed Wickes store will include predominantly DIY "bulky" goods (which differs from the B&Q proposals dismissed by the Secretary of State)."

-
"The proportion of floorspace in a Wickes Extra store can be broken down as follows: DIY - 30%; Showroom (kitchens, bathrooms and house extensions) - 30%; Builders supplies/trade - 40%.  It can be seen from this that there is an overwhelming preponderance of bulky goods available."  (They add "the majority (of goods) are bulky and are not usually considered appropriate to a town centre (which) do not rely on bulky goods to maintain vitality and viability."

-
"We are also aware that there are very few available sites closer to the centre of Kettering, and those that are found are very small.  There are not enough to accommodate a disaggregation of the Wickes store.  In any sequential exercise the Northfield Avenue site soon becomes the most sequentially preferable site".

-
"The Wickes store serving the DIY and trade market would be less readily adapted to a multi-storey layout."

-
"It should also be borne in mind that the smaller landtake of the Wickes proposal allows for the remainder of the B&Q site to be redeveloped for non-retail uses achieving a mixed use development on the whole."

-
"The existing Wickes store (on Telford Way) is in a relatively remote location, and the ability to attract primary retail (there) is less likely, given its location."

-
"The base data used to calculate the projected expenditure of the proposed Wickes store was taken from other stores with outdoor sales areas.  Nevertheless, the impact assessment clearly indicates that even if the additional area (of outdoor project centre of 835 sq.m.) is explicitly taken into account, there is sufficient capacity within a 0 - 15 minute travel time to ensure that there would be no prejudice to proposals coming forward in Corby - the main concern of the Secretary of State in refusing the B&Q proposal.  The "outdoor project centre" is, in any event, considerably smaller than the "bulk" area proposed in the B&Q application - 835 sq.m. v 1858 sq.m."

B.
Planning Policy

National Planning Policy as set out in PPG 6
The purpose of national planning policy is to sustain and enhance the vitality and viability of town centres by focusing retail (and other town centre uses which attract a lot of people) within those centres.

The Caborn statement (former Planning Minister's Parliamentary answers/statement to debate in the House of Commons in March 99), clarified the application of the test of need and a sequential approach, as applying to proposals seeking to develop at the edge of centre or out of centre locations which are not in accordance with an up-to-date development plan strategy that is itself consistent with PPG 6.

Applicants must therefore:

-
Demonstrate there is a need for the development;

-
Having established such a need, adopt a sequential approach to site selection;

-
Consider the impact on nearby centres;

-
Provide evidence on the site's accessibility by a choice of means of transport, the likely changes in travel patterns over the relevant catchment area, and any significant environmental impacts.

Shopping Direction No. 2 1993
Any application for planning permission (in England and Wales) after 5th November 1993 that would result in:

-
Any gross shopping floorspace of 20,000 sq.m. plus, or

-
of 2,500 sq.m. (which when aggregated with other gross shopping floorspace of 2,500 sq.m. within a 10 mile radius of the site of any development which is the subject of an application to which the Directive applies, would exceed 20,000 sq.m.)

shall be referred to the First Secretary of State (via the Government Office).

National Guidance PPG's summary list:
PPG6
-
Town Centres and Retail Development

Shopping Directive: Town & Country Planning (Shopping Development) England & Wales No. 2 Direction 1993

PPG13
-
Transport

PPG25
-
Planning and Flooding

Northamptonshire County Council Structure Plan:
GS5
-
Design

TCR1
-
Town Centres

TCR2
-
The Sequential Approach

T9
-
Parking Standards

T11
-
Non-residential Parking

Kettering Borough Local Plan:
19
-
Environment: Nature Conservation Strategy

28
-
Environment: Environmental Improvement

29
-
Environment: The Railway Environment

84
-
Transport: New Access and layout considerations

65
-
Shopping: Outside Established Shopping Areas

K4
-
Kettering: Slade Valley

K6
-
Kettering: Environmental Improvements

Supplementary Planning Guidance

Evaluation

The key issues are:

i)
National and local planning policy (including what the sequential approach means in practice);

ii)
The implications regarding the proposed retail use, a result of the appeal for B&Q being dismissed by the First Secretary of State;

iii)
Matters of detail;

iv)
Highway and environmental improvements, and The Travel Plan;

v)
Flood Risk Assessment.

v)
Re-development of a derelict site and inward investment.

Planning Policy
Structure Plan Policy TCR2 identifies and defines 'The Sequential Approach':

"In order to ensure that the primary function of town centres for shopping is maintained, planning permission will be given for all types of retail development in town centres.  Where suitable town centre sites are not available, retail development will be located on edge-of-centre or district and local centre sites.  Only in the absence of edge-of-centre or district and local centre sites will out-of-centre sites be considered.

The policy also lists factors to be taken into account when assessing the scope for retail development: 

Scale, location and choice of existing shopping facilities, the likely impact on town centre of new retail development;

Requirement for different type of shopping;

Proximity to housing, commercial and other facilities;

Accessibility to the new retail development by different transport modes;

Likely changes in travel patterns over the catchment area;

Infrastructure requirements; and

Impact on environmental assets and natural resources.

This policy is the principal Local Planning policy in respect of the choice of site, and fully reflects the sequential approach for assessing the scope for retail development in terms which Kettering Borough Local Plan policy 65 (Development outside Established Shopping Areas) is now considered does not.

In the applicant's Retail Impact Assessment (RIA) initially submitted, they demonstrated that such an approach had been undertaken.  This concluded "There are no available units in the town centre over 4500sq.ft. (and the subject site already has retail planning consent for 28000sq.ft. which represents approximately half of the retail floorspace proposed".

The applicant argued that the primary catchment for the proposed store (90% of its trade) is a "15 minute isochrome", i.e. excluding Corby.  However, the Secretary of State's decision on the "B&Q appeal proposal" (see below) led the agents for the proposed Wickes store "to consider whether there are any available sites in Corby town centre that would be appropriate for the proposed development".

A number of potential sites within Corby have been identified within the revised Retail Impact Assessment (RIA) dated June 2004.  However, this also provides plausible conclusions as to why these sites have not been selected as suitable for the proposed Wickes store (paras 5.9 to 5.14 of the RIA dated June 2004).  It is considered that the conclusions contained in the review are valid and that there would not be an adverse impact on the vitality and viability of either Kettering or Corby Town Centres.  It is important to point out that in contrast to the "B&Q proposals", the Wickes proposals are of a smaller scale, and the agents suggest "do not rely upon additional expenditure generated in the Corby area" (para 5.7 of the RIA).

C.

The most recent site history is the refusal of planning permission by the Secretary of State of KE/01/0491.  The issues raised by the Secretary of State are explained below in relation to the current proposal.  The basic objection resulting in the refusal of planning permission for the retail proposals under ref: KE/01/0491 (the "B&Q scheme") is because the Secretary of State (S. of S.) considered that the evidence failed to demonstrate that the proposal (a large out of centre retail development) was appropriate to the scale, function, and catchment of Kettering Town Centre.

-
On the issue of need, the Secretary of State was not persuaded that the available evidence demonstrated surplus expenditure on DIY hardwood goods, to support a store of the size and scale of the proposed B&Q (para 29 of decision letter)

-
Whilst the appellant's figures showed surplus expenditure for furniture/flooring/soft furnishing category of goods, the available evidence did not suggest that such comparison goods formed a significant element of the proposed development as a whole (para 28 of decision letter)

-
The Secretary of State considered that the available evidence did not adequately demonstrate a full and satisfactory analysis of sites in accordance with the guidance set out in PPG6 as clarified, re the sequential test (para 41 of decision letter)

-
Adopting the sequential approach involved more than consideration of "disaggregation" of goods (controlling the proportion of non bulky comparison goods which could otherwise be sold in the town centre), "there was little evidence of flexibility being shown in the design and format of the proposed development and this weighs against the proposal" (para 39 of decision letter)

-
The Secretary of State was not persuaded by the evidence that Kettering is a centre of the order or with a catchment to accommodate such a large development (para 34 of decision letter)

-
Secretary of State is not persuaded that development of the scale proposed (by B&Q) is necessary to regenerate the site, or to achieve environmental improvements, nor by the benefit of a net increase in jobs, when weighed by conflicts with important aspects of national policy, particularly PPG6 objectives (para 51 of decision letter)

-
The Secretary of State did not consider that the proposal would be genuinely accessible by a variety of modes of transport (para 53 of decision letter)

-
The lack of a full travel plan, including employee travel, had not been submitted, and the relevant advice of PPG13 had not been followed (in the Secretary of State's opinion).  This weighed against the proposal (para 48 of decision letter)

-
Although evidence suggested that it would not adversely impact on Kettering Town Centre, there was insufficient evidence to reach the same conclusion about the impact on other nearby centres, particularly Corby, though because of the Secretary of State's reasons against the proposal, he did not consider it necessary to reach a conclusion on its impact on all relevant centres (para 44 of the decision letter)

Clearly the Secretary of State objected to the scale of the B&Q proposal and the failure of the evidence to persuade him of the need for it.  By contrast, the proposal for a Wickes store is a significant smaller development.

There is an extant permission on this site for approx. 2800 square metres of retail space.  The current proposal involves the move of the existing business at Telford Way (1,022 sq.m.) and the possible relocation of the current "Focus store" use from the Venture Park (2,787 sq.m.).  It would thus result in a move from more remote location(s) to a site nearer the town centre.  

Quantitative Need
The review of the Retail Impact concluded that, even excluding the population of Corby from the catchment area of the proposed store, there is more than sufficient surplus expenditure on DIY supplies available to support the proposed store.  It is considered that this conclusion is reasonable.

Size and Scale
The proposed store represents 6% of the floorspace in Kettering.  It is considered that this is a scale and size appropriate to Kettering and seems to address the Secretary of State's principal objection to 'B&Q'.

Sequential Test and Impact of Retail Development
The nature of the proposed use is such that it is not probable that there would be future intentions to split into several units.  The store has a predominant range of bulky DIY goods (as stated by the applicant and identified earlier in this report).  The applicant has demonstrated that there are very few available sites closer to Kettering Town Centre and that those that are would not be large enough to accommodate a disaggregation of the products sold in the store.

The conclusion reached from the analysis of impact is sufficient capacity within the catchment area to allow for the further proposed development in the retail sector.

However, an additional part of the sequential test, ie that has been conducted to examine sites within or near the edge of Corby Town Centre, offers reasonable evidence that  no suitable sites have been found.  It is concluded that the application site is the most appropriate site available.
It is considered that the conclusions reached in the Retail Impact Assessment and the subsequent Review are valid and that no detrimental impact on the vitality or viability of either Kettering or Corby would result from the approval of the current application.

Matters of Detail
With regard to the detailed matters of the scheme it is considered that the new access and parking are acceptable, though off site highway works have yet to be finalised in a Section 106 agreement to this scheme.  The design and layout of the scheme reflect that of adjacent properties and is similar to the extant permission.  Previous restrictions on opening and delivery times should be re-imposed to take account of third party concerns.  Concerns over signage can be addressed as and when an application for advertisement consent is made.  However, a note advising the applicant of concerns of this nature can be appended to any planning consent.

D.
Highway and Environmental Issues
Capacity issues

5 junctions were considered and assessed as summarised below:-

A.
Northfield Avenue/Dyson Drive - the analysis indicates that this junction will operate satisfactorily, with or without development.

B.
Northfield Avenue/Grafton Street - the analysis indicates that this junction will operate satisfactorily, with or without development.

C.
New Site Access - this junction has been proposed as a 3m right turn lane facility and has been shown to operate satisfactorily.

D.
Northfield Avenue/Halfords Access - the analysis indicated that two outbound lanes segregated for left and right turns.  

E.
Northfield Avenue/Rothwell Road Roundabout - the assessment has indicated that some minor improvement is required to the operation of the roundabout in order to maintain capacity.

Management of development traffic

It is anticipated that a "honeymoon" period will exist at the opening of the store, and this may result in traffic congestion on the highway leading to the store, and may have other knock-on effects on other parts of the network during this period, in particular the first two or three weekends of the opening of the store.  However, alternative routes and different journey times would reduce traffic to more manageable levels given time.

It is important to ensure that the longer term traffic impacts resulting from the development are managed to best effect.  When the larger "B&Q" application was being considered, the Transport Assessment with that application originally examined 10 junctions along Northfield Avenue between Northampton Road and Rockingham Road.  It is considered that these additional junctions are still likely to be affected because of the attraction of the retail floorspace.  However, it has been agreed in principle with the applicants that they make a contribution of in order to:-

-
facilitate a traffic impact assessment (TIA) within one year of the store opening;

-
fund works to the highway identified by the TIA as necessary to manage the impact of the development.

E.
Travel Plan
A draft Sustainable Travel Plan, i.e. relating to the provision of new bus stops and shelters, and improved cycling and pedestrian facilities has been included.  Implementation, monitoring of targets, etc, will need to be included within the S106 Agreement.  Approximately 30% less car parking spaces than was previously proposed for the "B&Q proposals".  Officers and the Council's Travel Plan advisors are working with the agents to secure an effective Travel Plan strategy  

F.
Flood Risk Assessment

A Flood Risk Impact Assessment was submitted in respect of the larger development and the mitigation measures approved by the Environment Agency (EA).  The issue of Flood Risk in respect of this application has been the subject of further discussion with the Environment Agency.  I anticipated that issue can now be addressed by a suitable condition, requiring submission of a Flood Risk Assessment and measures that are expected to overcome the relevant concerns..

G.
Re-development and economic investment

The site has been in a derelict state since EMAP moved to the offices next to Telford Lodge.  A bund has been erected at the front and the site has become overgrown and unsightly.  The foregoing report outlines the spending catchment area surrounding Kettering and the need for DIY retail opportunities.  The development of this store will bring increased choice to Kettering consumers and it is considered that this will also attract other retail developments that are of a scale appropriate to Kettering.

Conclusion
In conclusion, officers consider that the applicant's have addressed the issued raised by the First Secretary of State's decision and demonstrated that the proposal accords with both National Guidance and Development Plan Policies.

The application is therefore supported, subject to the recommendation. 

* * *

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

