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

PLANNING COMMITTEE

Meeting held - 24th October 2006

Present:
Councillor S Lynch (Chair)


Councillors Adams, Anderson, Brace, Coe, Civil, P Evans, C Groome, Freer, M Lynch, Richardson, Smith-Haynes, Titcombe, Tod and West

Also Present:
Councillors Hakewill and Humfrey

06.PC.15
APOLOGIES


Apologies for absence were received from Councillors Brown, Whitlam and Whyte


It was noted that Councillor Corazzo was acting as a substitute for Councillor Whyte.

06.PC.16
DECLARATIONS OF INTEREST


None.

06.PC.17
MINUTES

RESOLVED
that the minutes of the meeting of the Planning Committee held on 5th October 2006 be approved as a correct record and signed by the Chair.

06.PC.18
ITEMS OF URGENT BUSINESS


None.

06.PC.14
APPLICATION FOR PLANNING PERMISSION


The committee considered the following application for planning permission which was set out in the Head of Development Control's report and which was supplemented verbally at the meeting.  Three speakers attended the meeting and spoke on the application 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 Committee reached the following decision:-

	Proposed Development
*5.1
Outline application: Redevelopment site to provide for uses B1, B2 (Industrial), B8 (Storage), C1 (Hotel), car parking, landscaping, nature area and alterations to access at Old Cransley Ironworks (and surrounding land), Northampton Road, Kettering for Cransley Estates Ltd.


Plan No: KET/2006/0193
	Decision

That 

(i)
with the following justification:-


The proposal conflicts with national and local policies as set out in Planning Policy Statement, policies IC1, IC2 and RE3 of the Northamptonshrie County Structure Plan and policies K18, RA10, RA11, 18, 19, 51 and 60 of the Local Plan for Kettering.  However, policies NP4 and SP3 of PSS8 outweigh these policies and the issues relating to the visual appearance of the site, the contaminatiion of the site and the economic benefits of the development are material consideratons and are sufficient to indicate in favour of the proposal and to outweigh the policies referred to above;

(ii)
Two additional noise conditions be added to the recommended conditions;

(iii)
B8 uses be restricted to a maximum of 5,000 sq.m across the development site;

(iv)
levels and sections be submitted as part of each application for reserved matters;

(v)
matters of design to be submitted at reserved matters stage;

(vi)
each building to be developed within eco-standards  (the exact wording of the condition to be agreed by the Council's Urban Designer in consultation with the Chair of the Committee and the Leader of the Council);

(vii)
siting of units to be explicit at the reserved matters stage;

(viii)
The following be added to the recommended conditions as a Note to the developers;

"The developer is advised to speak to the owners of Furnace cottages directly with regard to the proposed access for these cottages"

(ix)
A letter be sent to County Highways regarding the Broughton turn

(x)
planning permission be granted subject to a Section 106 Agreement being entered into and to the following additional conditions:-




1.
Approval of the details of the siting, 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 siting, 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.
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.

4.
The development hereby permitted shall be begun before the expiration of 2 yeara from the date of approval of the last of the reserved matters to be approved.

5.
No part of the development shall be occupied until the highway works as shown on IMA drawing IMA-05-051-006 Rev C are complete and open to traffic.

6.
Prior to the commencement of the development, the A43 site access junction as shown on the approved plans shall be completed and fully operational.  The works shall include advanced speed limit and vehicle activated queue ahead warning signs, gateway features, SCOOT enabling and associated works, the details of which shall be submitted to and approved by the Local Planning Authority prior to these works taking place.

7.
Prior to the commencement of the development, full details of the initial section of estate street and turning facilities compliant with current adoption standards including public transport infrastructure (Bus stop(s), shelter(s), service information and raised bus boarder(s), shall be submitted to and approved in writing by the Local Planning Authority.  No building on the site shall be occupied until the approved road and associated infrastructure has been completed in full.

8.
The details to be submitted as part of the reserved matters shall include vehicular, cycle and pedestrian access to serve the building(s) off the main estate road (details of which are to be submitted and approved and implemented under condition 7).  No building shall be occupied until the approved access to serve that building has been completed in full in accordance with the approved details/plans.

9.
Prior to the commencement of development, details of pedestrian and cycle accessibility and associated improvement works from the site up to the junction of Northampton Road and Lake Avenue (north east of Junction 8) shall be submitted to and approved in writing by the Local Planning Authority.  No building on site shall be occupied until the approved works have been carried out in full.

10.
Prior to the commencement of the development, details of the parking and turning provision to serve the building(s), including layout and drainage shall be submitted to and approved in writing by the Local Planning Authority.  Parking shall be provided in accordance with the Supplementary Planning Guidance on Parking (January/February 2003).  The development shall not be occupied until the parking and turning areas have been fully laid out, drained and spaces marked out on the ground in accordance with the approved plans and details.  The parking and turning areas shall thereafter be permanently set aside for parking and turning purposes only.

11.
Prior to the commencement of the development details of covered cycle storage provision to serve the development shall be submitted to and approved in writing by the Local Planning Authority.  Cycle storage provision shall be in accordance with the guidance contained in Supplementary Planning Guidance Parking (January/February 2003).  The development shall not be occupied until the cycle stores have been provided in accordance with the approved plans and details and shall be retained as such thereafter.

12.
The site shall be developed in accordance with the outline site plan received on 6th July 2006 ie Area 1 shall only be developed for uses falling within Use Classes B1, B2 and/or C1 of the Town and Country Planning (Use Classes) Order 1987 (as amended), Area 2 shall only be developed for uses falling within Classes B1, B2 and/or B8 of the aforementioned Order and Area 3 shall only be developed for uses falling within Classes B1 and/or C1 of the aforementioned Order.  Notwithstanding the provisions of the aforementioned Order or Class B of Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995 (as amended), or any Order revoking and re-enacting those Orders, with or without modification, no other uses shall take place on the site unless a separate application for planning permission has been submitted to and approved by the Local Planning Authority.

13.
Any building within the area edged pink on the approved outline site plan shlal not exceed two storeys in height.

14.
Prior to the commencement of the development, plans, including cross sections which show existing ground levels, finished ground levels, finished floor levels in relation to the areas surrounding the site shall be submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in complete accordance with the approved plans and details.

15.
No development shall commence on site until details of the types and colours of all external facing and roofing materials to be used, together with samples, have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.

16.
The development shall not take place other than in complete accordance with the approved initial flood risk assessment Z4-4400-001R 01 by Pell Frischmann.

17.
Prior to the commencement of any development, a detailed or Stage 2 Flood Risk Assessment including an assessment of overland flood routing/flow paths through the site prior to and after development shall be submitted to and approved by the Local Planning Authority.  The stage 2 Flood Risk Assessment shall also include a detailed surface water drainage strategy for the design, provision, implementation and long term maintenance of surface water drainage, fully in accordance with the approved FRA and Planning Policy Guidance Note 25 shall be submitted to and approved by the Local Planning Authority.  The development shall not take place other than in complete accordance with the details contained in the FRA as approved.

18.
The scheme for the remediation of contaminated land (the Remediation Method Statement) as approved, and contained in Nightingale Estates Ltd – Former Cransley Ironworks and Adjacent Land – Ground Investigation Report and Remediation Proposals, submitted by Spilman Associates Ltd, (Ref JO4165/101), dated January 2006 and Anglo Holt Construction Ltd – Former Cransley Ironworks and Adjacent Land – Report on Desk Study and Preliminary Trial Pit Investigation, submitted by Spilman Associates Ltd, (Ref JO4165/01), dated January 2005, shall be implemented in full prior to the first occupation of the development.  Within four weeks of completion of the remediation works, two copies of a closure report shall be submitted to the Local Planning Authority and the report shall provide validation and certification that the required works regarding contamination have been carried out in accordance with the approved details.  The building shall not be occupied until such closure report has been approved by the Local Planning Authority.

19.
The development including any works to strip, decontaminate or move earth on the site shall not take place other than in complete accordance with the recommendations contained within the submitted Extended Phase 1 Habitat Survey, Site at A43/A14 Junction Kettering Northamptonshire dated May 2005 by Elizabeth McKay B.A (Hons) MIEEM, numbered 1-8 on pages 11 and 12 of the report, the conclusions and recommendations contained on page 5 of the submitted Badger Survey, dated May 2005 by Elizabeth McKay B.A (Hons) MIEEM and the summary and recommendations contained on page 3 of the submitted reptile survey 2006 by Clive Herbert.  The buildings shall not be occupied until a closure report or reports have been submitted to and approved in writing by the Local Planning Authority by a qualified ecologist which sets out and validates that the measures contained within the above listed reports and any further measures as may become necessary have been properly carried out.

20.
Prior to the commencement of the development details of the landscaping of the site shall be submitted to and approved in writing by the Local Planning Authority.  The landscaping scheme shall include strategic planting around the perimeter and green corridors within the site, along the corridor of the bridleway and within the plots together with details of the landscape buffer to the rear of Furnace Cottages.  The details shall include plans of the areas of landscaping together with a full planting schedule of the number, size and species of trees and shrubs to be planted.  The approved landscaping shall be planted in accordance with the following schedule:


1.
The landscape buffer to the rear of Furnace Cottages shall be completed prior to the commencement of the development.


2.
The strategic planting to the perimeter of the site and to the bridleway shall be completed in the first planting season following the first occupation of the development.


3.
The landscaping to individual plots shall be completed in the first planting season following the occupation of the building on that plot or its completion, whichever is the sooner.


Any trees or plants which, within a period of five 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 a similar size.

21.
Prior to the commencement of the development details for the conservation, enahancement of biodiversity value and future management of the areas shown to be conserved and retained on the submitted Landscape and Development Framework Plan dated January 2006 by Adams Habermehl (identified as areas RGH) shall be submitted to and approved in writing by the Local Planning Authority.  The details shall include measures to protect these areas from damage both during construction and post construction.  The development shall not be occupied until the approved scheme has been implemented in accordance with the approved timetable/management plan, and the provisions of the management plan shall thereafter be carried out in full.

22.
Prior to the installation of lighting, full details of a lighting scheme for the site and/or lighting of plots within the site shall be submitted to and approved in writing by the Local Planning Authority.  The details to be submitted shall include a site plan showing the location of all external lighting, details of the various types of lighting to be erected, the maximum ground area to be lit, the luminance of the lighting and measures to prevent light spillage from the site.  No external lighting shall be installed anywhere on the site other than in complete accordance with the approved lighting scheme.

23.
Notwithstanding the submitted plans and prior to the commencement of development, details of the pollution prevention measures to be incorporated into the development shall be submitted to and approved in writing by the Local Planning Authority.  The development shall not take place without all the agreed pollution prevention measures being incorporated into the development.


NOTES TO APPLICANTS:-

1.
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.

2.
Please see the advice contained within the enclosed letter from the Environment Agency dated 27th April 2006.

3.
No works may affect the existing public highway, including the bridleway in any way without the express written permission of the highway authority.  Such permission associated with the signal junction accessing the site along with the associated speed limit change, (subject to a Traffic Regulation Order) and other highway works would be subject to the completion of an agreement under Section 278 of the Highways Act 1980.  Full engineering, drainage, signal, street lighting, signage and constructional details will be required for the Agreement which would be subject to a technical and safety audit process which may result in changes to the submitted details and those shown on the approved plans.  An additional Agreement between the County Council and Highways Agency will also be required prior to completion of any Agreement under Setion 278 fo the Highways Act 1980.

4.
With regard to conditon 18, the following note is provided:


1.
As a result of the ground water contamination near TP29 on the site, this application has been referred to the Environment Agency for comments regarding the above proposal.


2.
For areas of of landscaping within the new development there should be a minimum of 600mm used of certified clean subsoil and topsoil.  A report detailing the placement and depth of this capping layer shall be submitted to the Local Planning Authority.


3.
Waste material removed from the site should be exported to a licensed waste disposal facility; the validation of these works shall comprise copies of the waste transfer documentation.

 (The meeting started at 6.00 pm and ended at 7.18 pm)

Signed:  ..........................................................

Chair

AI/JSM

Planning No. 9
24.10.06

