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

PLANNING COMMITTEE

Meeting held – 27th November 2007


Present:
Councillor Civil (Chair)



Councillors Adams, Bain, Bayes, Dearing,



Edwards, C Groome, Marks, Soans, Titcombe,



Watts and Zanger.

07.PC.6
APOLOGIES


Apologies for absence were received from Councillors Freer, M Lynch, S Lynch and Smith-Haynes.

07.PC.7
DECLARATIONS OF INTEREST



Councillor Watts – prejudicial interest – Item 5.2.



Councillor Titcombe – personal interest – Item 5.3.



Councillor C Groome – personal interest – Item 5.4.



Councillor Zanger – personal interest – Item 5.4.

*07.PC.8
MINUTES

None.

*07.PC.9
ITEMS OF URGENT BUSINESS


None.

*07.PC.10
APPLICATIONS FOR PLANNING PERMISSION


The Committee considered the following applications for planning permission which were set out in the Head of Development Control’s report and which were supplemented verbally at the meeting.  Six speakers attended the meeting and spoke on applications 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 decisions:-

(Councillor Watts declared a prejudicial interest in the following item

and left the room during discussion)
	Proposed Development

*5.2
Full Application: 45 bed hotel, with ground floor A1 or A3 unit and basement health club at 16-18A Horsemarket and 2-8 Queen Street, Kettering for Mr S Goodenough, Tykes Development Ltd


Plan No: KET/2007/0449



	
	Decision

That with the following justification:-

The proposal is in accordance with national and local policies as set out in Planning Policy Statements 1, 6 and 23 Guidance notes 13, 15 and 24, policies AR6, GS5 and T9 of the Northamptonshire County Structure Plan, policies 30, 47, 64, 84, 99, 103 and K20 of the Local Plan for Kettering Borough or adopted supplementary planning guidance notes 5, Parking and Planning out Crime.  The issues relating to car parking and deliveries are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations.

planning permission be granted subject to a Section 106 Agreement being entered into to secure use rights, off site works and requirement to use servicing facility in conjunction with hotel and the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.

2.
No development shall commence on site until details of the types and colours of all external facing and roofing materials including window frames and cills to be used and pavement and road surfacing materials, 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.

3. There shall be no external illumination on the site at any time other than in accordance with a detailed scheme which shall first have been submitted to and approved in writing by the Local Planning Authority. 

4. No development shall take place on site until a scheme for protecting the proposed hotel bedrooms from external noise has 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 scheme, and the scheme shall be fully implemented before the use hereby permitted commences.

5. Prior to the commencement of development full details of a scheme to provide loading and unloading facilities for servicing vehicles clear of the highway shall be submitted to and approved by the Local Planning Authority. The approved scheme shall be provided prior to first use of any part of the development. 

6. No development shall take place on site until details of the width, alignment, gradient, sight lines and type of construction proposed for the roads, footways and accesses, including all relevant horizontal cross sections and longitudinal sections showing the existing and proposed levels, together with details of street lighting and the method of disposing of surface water, and details of a programme for the making up of the roads and footways have been submitted to and approved in writing by the Local Planning Authority.  The approved details shall be fully implemented before the use hereby approved is commenced, or buildings occupied, whichever is the sooner.


7. a) The development hereby permitted shall not be commenced until details of a contaminated land investigation have been submitted to and approved by the Local Planning Authority. This submission shall be made to the Local Planning Authority in the following sequence:-

(1)
a desk top study, and, if required by the LPA following this submission

(2)
a site investigation, and, if required by the LPA following (1) and/or (2) 

(3)
a remediation strategy setting out the measures to be carried out on site to mitigate against any unacceptable risk or risks to all potential receptors

b)
If required, the remediation of the site shall be carried out fully in accordance with the approved details and timetable contained therein.  Within one month of  completion of the remediation works, two copies of a closure report shall be submitted to the Local Planning Authority

c)
If during the development of the site, contamination not previously considered is identified, no further work shall be carried out until the Local Planning Authority has been notified in writing of the discovery and a method statement detailing a scheme for dealing with the contamination has been submitted to and approved by the Local Planning Authority.  The remediation shall be carried out in accordance with the approved detail.   

8. The A3 use hereby permitted shall not commence until details of any ventilation system required for the extraction and disposal of cooking odours has been submitted to and approved in writing by the Local Planning Authority.  The use hereby permitted shall not commence until the approved details have been fully implemented.

9. The basement unit shall be used only for the purpose of a use within Class A1 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 or as a health club/gymnasium and for no other purpose in Class D2 of the Schedule to the Town and Country Planning (Use Classes) Order 1987, or in any statutory instrument revoking and re-enacting that Order with or without modification.

10. The bin and cycle stores as shown on the approved plan reference 9641-TP-004 A dated 15th August 2007 shall be constructed and retained for the purposes of storing bins and cycles only.

11. All materials obtained from demolition shall be permanently removed from the site within twenty eight days of demolition being commenced.

12. The development hereby permitted shall not be carried out other than in accordance with the approved plans and details shown on drawing numbers H043 00-004D, 01-101A, 01-102C and 02-102A received on 23 November 2007 and 01-103, 01-104A, 02-101B, 02-103A and 02-104A received on 19th November 2007.

Notes 
1. With regard to condition 4 the submitted scheme will need to be based upon the findings of a comprehensive noise assessment detailing the traffic noise levels likely to be present in the proposed hotel bedrooms arising from the adjacent roads and must be carried out by a competent person. Internal noise levels should not exceed 35dB(A) with the windows open for normal ventilation purposes. The scheme shall include proposals for ensuring that the guideline levels set out in British Standard 8233:1999, and British Standard 6472:1992 as regards vibration are complied with.  (A competent person may be contacted through "The Association of Noise Consultants" 6 Trap Road Guilden Morden Nr Royston Herts SG8 OJE Telephone 01763 852958.)

2. With regard to condition 7, the developer is advised that the required submission be carried out in accordance with the following:

1. The phase 1 (desk top study) shall be carried out to identify and evaluate all potential sources of contamination and the impacts on land and/or controlled waters, relevant to the site.  The desk top study shall establish a "conceptual site model" and identify all plausible pollutant linkages.  Furthermore, the assessment shall set objectives for intrusive site investigation works/Quantitative Risk Assessment (or state if none required).  Two full copies of the desk top study and non-technical summary shall be submitted to the LPA.

2. A site investigation shall be carried out to fully and effectively characterise the nature and extent of any land contamination and/or pollution of controlled waters. It shall specifically include a risk assessment that adopts the Source-Pathway-Receptor principle, in order that any potential risks are adequately assessed taking into account the sites existing status and proposed new use.  Two full copies of the site investigation and findings shall be submitted to the Local Planning Authority.

3. Where the risk assessment identifies any unacceptable risk or risks, a detailed remediation strategy to deal with land contamination and/or pollution of controlled waters affecting the site shall be submitted to the Local Planning Authority. The closure report required by the condition shall provide validation and certification that the required works regarding contamination have been carried out in accordance with the approved method statement(s). Post remediation sampling and monitoring results shall be included in the closure report.

4. For further information regarding the development of brown field sites please refer to the Developers Guide produced by the Northamptonshire Contaminated Land Group available on request from either Development Services or the Environmental Health Department at Kettering Borough Council. It can also be downloaded from the Council's website:- www.kettering.gov.uk. 

5. If you wish to discuss the requirements of the above condition please do not hesitate to contact Mr C. Stopford, Environmental Services Manager (01536) 534280.

3. The applicant is advised to give consideration in the construction of the proposed building to the need to avoid an interruption of the safe and free flow of traffic, particularly pedestrians, during the construction period.  The Highway Authority will not agree to any proposal under the Highways Act 1980 to interfere with the highway in a manner that would prejudice highway safety.

4. The applicant is advised that a licence must be obtained from the Highway Authority before any works are carried out on any footway, carriageway or other land forming part of the highway including the erection of scaffolding and should make contact with the Highway Authority at Northamptonshire County Council, tel. 01604 654358.

5. No windows or doors shall open out onto or over the public highway and no projecting signs or other devices which overhang the public highway may be erected only with the expressed approval of the Highway Authority.

6. The prior written consent and a licence must be sought from the highways authority with regard to the proposal overhang of the development over the public highway/footpath.
(Voting: For 9;  Against 1)
	*5.3
Full Application: 50 no. residential apartments and a retail unit at A E Smith and Son Ltd, Carrington Street, Kettering for Mr G M Taylor, Lousada Kettering


Plan No: KET/2007/0517

	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Planning Policy Statements 1, 6 and 23 guidance notes 13, 15 and 24, Policies GS5, T3 and T9 of the Northampton-shire County Structure Plan, Policies 30, 47, 64, 84, 99, 103 and K20 of the Local Plan for Kettering Borough or adopted supplementary planning guidance notes 5, Parking and Planning Out Crime.  The issues relating to design, scale and residential amenity are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations.
planning permission be granted subject to a Section 106 agreement and the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.

2.
(a)
The development hereby permitted shall not be commenced until details of a contaminated land investigation have been submitted to and approved by the Local Planning Authority. This submission shall be made to the Local Planning Authority in the following sequence:-




(1)
a desk top study, and, if required by the Local Planning Authority following this submission;




(2)
a site investigation, and, if required by the Local Planning Authority following (1) and/or (2);




(3)
a remediation strategy setting out the measures to be carried out on site to mitigate against any unacceptable risk or risks to all potential receptors.



(b)
If required, the remediation of the site shall be carried out fully in accordance with the approved details and timetable contained therein.  Within one month of completion of the remediation works, two copies of a closure report shall be submitted to the Local Planning Authority.



(c)
If during the development of the site, contamination not previously considered is identified, no further work shall be carried out until the Local Planning Authority has been notified in writing of the discovery and a method statement detailing a scheme for dealing with the contamination has been submitted to and approved by the Local Planning Authority. The remediation shall be carried out in accordance with the approved detail.


3.
The parking area hereby approved shall be provided prior to the first occupation of the building hereby permitted and shall be permanently retained and kept available for the parking of vehicles.


4.
The retail use hereby permitted shall not be open for business outside the hours of 08:00 to 23:00 hours.


5.
The development hereby permitted shall not be carried out other than in accordance with the amended plan numbers received by the Local Planning Authority on 9th November 2007 and 15th November 2007:

9700/TP-002 Rev J

9700/TP-003 Rev K

9700/TP-004 Rev F

9700/TP-005 Rev F

9700/TP-006 Rev F

9700/TP-007 Rev E

9700/TP-008 Rev D

9700/TP-009 Rev E

9700/TP-010 Rev E

9700/TP-011 Rev C

9700/TP-012 Rev C

9700/TP-021


6.
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.


7.
The bin stores and lockable cycle racks as shown on the amended plan reference 9700/TP-002 dated 9th November shall be constructed prior to the first occupation of the residential units and retained for the purposes of storing bins and cycles only.


8.
Development shall not commence until a drainage strategy including on and off-site works has 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 strategy, and the building shall not be occupied or the use commence, whichever is the sooner, until the approved strategy has been fully implemented.  The strategy must ensure that the peak discharge rate does not exceed that generated by the existing site.


9.
No development shall take place on site until a scheme has been submitted to and approved in writing by the Local Planning Authority which specifies the provisions to be made for the control of noise emanating from the A1 retail element.  The development shall not be carried out other than in accordance with the approved scheme.


10.
There shall be no external illumination on the site at any time other than in accordance with a detailed scheme which shall first have been submitted to and approved in writing by the Local Planning Authority.


11.
The windows to the corridor on the second floor Carrington Street elevation shall be glazed with obscured glass and thereafter shall be permanently retained in that form.


12.
Notwithstanding the provisions of the Schedule to the Town and Country Planning (Use Classes) Order 1987, or any statutory instrument revoking and re-enacting that Order with or without modification, the ground floor commercial unit shall be used for A1 retail purposes only, and for no other purpose whatsoever.


13.
No equipment, materials, products, parts, containers, waste or any other articles associated with the retail use of the ground floor shall be stacked or stored on the site at any time except within the building.


14.
Prior to the commencement of development full details and plans for the provision of an internal passenger lift to serve all floors within the 10 unit block of affordable housing shall be submitted to and approved in writing by the Local Planning Authority. This internal lift, together with the two internal lifts shown on the submitted and approved drawings with this planning permission, shall be provided and be fully operational between all floors prior to the first residential occupation of the building.


15.
Prior to the commencement of development hereby permitted, full engineering, drainage, street lighting and constructional details of the widened footway fronting Queen Street shall be submitted to and gain the approval of the local planning authority.  Such details as may be approved shall thereafter be completed prior to occupation of the first new unit.


16.
All materials obtained from demolition shall be permanently removed from the site within twenty eight days of demolition being commenced.


17.
Prior to the occupation of the development hereby permitted the existing dropped kerb vehicle crossing on Queen Street and the redundant vehicle crossing on Carrington Street shall be removed and reinstated as footway.


18.
Prior to occupation of any new unit hereby permitted vehicular visibility splays of 2.5m x 33.0m at the Carrington Street access and shall thereafter be permanently maintained with no feature within the splay exceeding 0.9m in height above footway level.


19.
Any ground floor doors or windows shall be hung to open inwards only.

NOTE TO APPLICANT:-

1.
No works may commence within the existing public highway without the express written permission of the highway authority.  Such permission would be given, subject to the completion of a suitable agreement under the Highways Act 1980.

(Voting: For 9;  Against 1;  Not Voting 1)

	*5.4
Full Application: One dwelling (revised design) on plot 5 at 34-40 Regent Road (land to rear of), Burton Latimer for Seagrave Developments Ltd


Plan No: KET/2007/0759



	
	That with the following justification:-

The proposal is in accordance with national and local policies as set ouyt in Planning Policy Statements 1 and 3, Policy GS5 of the Northamptonshire County Structure Plan, and Policies 30, 35, 46, 47 and 84 of the Local Plan for Kettering Borough. The issues relating to residential amenity are material planning considerations and, in reaching the decision to approve, have been carefully weighed against all relevant policy considerations.
planning permission be granted subject to the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.

2.
(a)
The development hereby permitted shall not be commenced until details of a contaminated land investigation have been submitted to and approved by the Local Planning Authority. This submission shall be made to the Local Planning Authority in the following sequence:-




(1)
a desk top study, and, if required by the Local Planning Authority following this submission;




(2)
a site investigation, and, if required by the Local Planning Authority following (1) and/or (2);




(3)
a remediation strategy setting out the measures to be carried out on site to mitigate against any unacceptable risk or risks to all potential receptors.



(b)
If required, the remediation of the site shall be carried out fully in accordance with the approved details and timetable contained therein.  Within one month of completion of the remediation works, two copies of a closure report shall be submitted to the Local Planning Authority.



(c)
If during the development of the site, contamination not previously considered is identified, no further work shall be carried out until the Local Planning Authority has been notified in writing of the discovery and a method statement detailing a scheme for dealing with the contamination has been submitted to and approved by the Local Planning Authority. The remediation shall be carried out in accordance with the approved detail.


3.
Notwithstanding the provisions of Article 3 of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or without modification) no additional openings permitted by Schedule 2, Part 1 Classes A or C shall be made in the North elevation or roof plane of the building.


4.
Prior to occupation, a 2m close boarded fence shall be erected along the North and Western boundaries (Marked 'A' to 'B' on the Site Plan) and retained thereafter.

5. 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 specify species, planting sizes, spacing and numbers of trees and shrubs to be planted.  The approved scheme shall be carried out in the first planting and seeding seasons following the occupation of the building.  Any trees or plants which, within a period of 5 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 similar size and species.

6. The first five metres of the access from the boundary with the highway shall be surfaced in a non granular material and any gates shall be set into the site at least 5.5 metres from the back edge of the highway boundary.

7.   Within Within 3 months from the date of this permission full details of the lower velux window to bedroom 2 in the north elevation of the house, to include details of obscure glazing and method of hanging and opening, shall be submited to and approved in writing by the Local Planning Authority. The approved details shall be full incoporated into the window within 1 month from the date of the Local Planing Authority's approval, and shall thereafter be permanently retained in that form.

.


NOTES TO APPLICANTS:-


1.
The phase 1 (desk top study) shall be carried out to identify and evaluate all potential sources of contamination and the impacts on land and/or controlled waters, relevant to the site. The desk top study shall establish a conceptual model and identify all plausible pollutant linkages. Furthermore, the assessment shall set objectives for intrusive site investigation works/Detailed Quantitative Risk Assessment (or state if none required). Two full copies of the desk top study and a non-technical summary shall be submitted to the Local Planning Authority.


2.
A site investigation shall be carried out to fully and effectively characterise the nature and extent of any land contamination and/pr pollution of controlled waters. It shall specifically include a risk assessment that adopts the Source-pathway-receptor principle, in order that any potential risks are adequately assessed taking into account the sites existing status and the proposed new use. Two full copes of the site investigation and findings shall be submitted to the Local Planning Authority.


3.
Where the risk assessment identifies any unacceptable risk or risks, a detailed remediation strategy to deal with land contamination and/or pollution of controlled waters affect the site shall be submitted to Local Planning Authority.


4.
The closure report required by the condition shall provide validation and certification that the required works regarding contamination have been carried out in accordance with the approved method statement(s). Post remediation sampling and monitoring results shall be included in the closure report.


5.
Further guidance on the above can be found on the Northants Contaminated Land Group Developers Guide. This document is downloadable at www.kettering.gov.uk/developersguide if you wish to discuss the requirements of the investigations further please contact either Mr Chris Stopford, Environmental Services Manager on (01536) 534280; or Mrs Emily Dunsmore, Team Leader (Environmental Protection) on (01536) 534254; or email both officers at contaminatedland@kettering.gov.uk
(Voting: For 9;  Against 2)
	*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 Iron Works (and surrounding land), Northampton Road, Kettering for Cransley Estates Limited


Plan No: KET/2006/0193



	
	That with the following justification:-

The proposal conflicts in part with national and local policies as set out in Planning Policy Statements 1 and 7.  However, policies NP4 and SP3 of RSS8 outweigh these policies and the issues relating to the visual appearance of the site, the contamination of the site and the ecomomic benefits of the development are material considerations and are sufficient to indicate in favour of the proposal and to outweigh the policy guidance referred to above.
planning permission be granted subject to the following 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 in respect of that part of the site to whic the approval of reserved matters relates (excluding those works required by conditions 5 and 6).

2.
Plans and particulars of the reserved matters referred to in condition 1 above, relating to the siting, design and external appearance of each building 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.  Details of siting, design and appearance shall be submitted together and not as separate submissions for approval.

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 years 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, a method statement shall be submitted to and approved in writing by the Local Planning Authority which sets out the phasing, methodology and duration of the A43 access works, earthworks (including the landscape buffer to the rear of Furnace Cottages which shall be completed within the first three months of the commencement of the development), site remediation and groundworks.  The access 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 in writing by the Local Planning Authority.  The works set out above shall be completed prior to the commencement of any building and in accordance with the approved method statement unless otherwise agreed in writing with the Local Planning Authority.

7.
Prior to the commencement of the development, full details of the initial section of estate street and turning facilties 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 each building off the main estate road (details of which are to be submitted and approved and implemeted 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 (northeast 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 to which that parking and turning relates, 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 each building details of covered cycle storage provision to serve that building 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).  No building shall  be occupied until the cycle stores to serve that building 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 6 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 afformentioned Order and Area 3 shall only be developed for uses falling within Classes B1 and/or C1 of the afformentioned Order.  Notwithstanding the provisions of the afformentioned 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 shall 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 and drawings and/or photomontages showing long distance views of the proposed building in the context of the site and surroundings 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 any building until details of the types and colours of all external facing and roofing materials to be used for that building, 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, unless otherwise agreed in writing with the Local Planning Authority following the detailed assessment required by condition 17.

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 J04165/01), 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 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 Planing 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 (other than the works required by conditions 5 and 6) details of the strategic landscaping of the site shall be submitted to and approved in writing by the Local Planning Authority.  The landscaping for each plot shall be submitted to and approved in writing prior to the commencement of development on the plot to which it relates.  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 schdule 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 within the first three months of the commencement of the development.

2.
The strategic planting to the permimeter of the site and to the bridleway shall be completed in the first planting seasn following the first occupaton 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, enhancement 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(s) 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.   Development shall not take place without all the agreed pollution prevention measures being incorporated into that development.

24.
No demolition or construction work shall take place on the site outside the hours of 0700 to 1900 Monday to Friday and 0800 to 1700 on Saturday, unless otherwise agreed with the Local Planning Authority.

25.
Each submission for approval of reserved matters for buildings on site shall include a noise assessment together with mitigation measures which shall be implemented in accordance with an agreed programme.  The noise assessment(s) shall have full regard to the "Former Cransley Ironworks - Proposed New Business Park - Report on Existing Noise Climate", Hoare Lea Acoustics, January 2006, Rep-10-07777-200106-1 submitted as part of the planning application, or future amendment thereof as may be agreed in writing with the Local Planning Authority.  The building shall not be constructed other than in complete accordance with the noise assessment and mitigation measures as submitted to and approved in writing by the Local Planning Authority and any works/measures incorporated into the approved development to mitigate the affects of noise shall be retained as such thereafter.

26.
The development and use of buildings on the site for uses which fall within Class B8 of the Town and Country Planning (Use Classes) Order 1987  or as subsequently amended or re-enacted shall be limited to a maximum of 5000 square metres of gross floor area in total on the site.

27.
Prior to the commencement of each of the office, industrial and hotel buildings hereby permitted, certification from a licensed BREEAM assessor,  to demonstrate that the design of that building has achieved at least a "very good" rating in respect of the Building Research Establishment's BREEAM standards for the Design and Procurement assessment of the building shall be submitted to and acknowledged in writing by the Local Planning Authority. The buildings shall not be constructed otherwise than in accordance with the certificated designs. Confirmation that the construction of each building has achieved at least a "very good" rating in respect of the BRE's BREEAM Management and Operation Assessment shall be submitted to and approved in writing by the Local Planning Authority within 18 months of the first occupation of each building.  In the event that the BREEAM standard achieved for the actual building falls short of the “very good” standard achieved at design stage, a programme of remediation works shall be agreed in writing by the LPA and carried out in accordance with a timetable to be agreed.  Within 18 months of completion of any remediation works,  confirmation that the building has achieved the “very good” BREEAM standard shall be submitted to and approved in writing by the Local Planning Authority.


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 27 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 Section 278 of the Highways Act 1980.

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

1.
As a result of the groundwater 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 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.

5.
With regard to condition 27,  the Building Research Establishment can be contacted at BREEAM Office, BRE, Garston, Watford, WD25 9XX, Tel: 01923 664462, Email: ecohomes@bre.co.uk mailto:ecohomes@bre.co.uk
Website: www.ecohomes.org http://www.ecohomes.org
6.
A list of licensed assessors can be found at the EcoHomes website or by contacting the BREEAM office.

*(The Sub-Committee exercised its delegated powers to

act in the matters marked *)
(The meeting started at 7.00 pm and ended at 9.00 pm)

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

Chair

AV/JSM
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