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

PLANNING COMMITTEE
Meeting held – 12TH August 2008

Present:
Councillor Titcombe (Chair)


Councillors Bain, Bayes, Corazzo, Civil,



Freer, Smith-Haynes, Soans and Watts.

08.PC.20
APOLOGIES


Apologies for absence were received from Councillor Shirley Lynch.


It was noted that Councillor Bayes would be acting as substitute.

08.PC.21
DECLARATIONS OF INTEREST



None.

*08.PC.22
ITEMS OF URGENT BUSINESS


None.

*08.PC.23
APPLICATIONS FOR PLANNING PERMISSION


The Sub-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.  Two 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 Sub-Committee reached the following decisions:-

	Proposed Development

*5.4
Full Application: Installation of 3 no. additional antenna on a modified head frame on the existing 15m monopole at Ise Garden Centre, Warkton Lane, Kettering for 02 (UK) Ltd


Plan No: KET/2008/0460



	
	Decision

Councillor Freer proposed and Councillor Civil seconded that the application be refused for the following reason:-



The proposed development would result in a much larger and more prominent head frame and antennae array and would be markedly more visually intrusive from outside of the site than the current mast. As such it would have a negative impact upon the visual amenity of local residents and upon the character and appearance of the street scene in Warkton Lane in conflict with the aim and objectives of the General Sustainable Development Principles policy of the North Northamptonshire Core Spatial Strategy and Government advice contained within PPG8:'Telecommunications.
(Voting:  For 7;  Against 1)
	*5.1
Outline Application: For 14,670 sq.m of offices (Class B1) and 4, 645 sq.m of leisure uses (Class D2) on sites 10 and 11 comprising 6.57 ha. Previously granted under ref: KE/02/0943 for the North of Kettering Business Park at North of Kettering Business Area, Rockingham Road, Kettering for Mr S Smith, Buccleuch Property (Kettering) Ltd


Plan No: KET/2007/0052



	
	That with the following justification:-

The proposal will contribute to a step-change in job creation which is vital to achieving sustainable growth within the borough.  The proposal, which will utilise existing strategic infrastructure, will contribute towards achieving sustainable development through the delivery of a mix of uses across the North Kettering Business Park. The proposal will also complement the existing uses within the town centre and will support wider regeneration goals. It is considered that a high quality development can be achieved incorporating sustainable design and construction techniques. A travel plan, which will be secured through a S106 agreement, will create a modal shift towards more sustainable transport solutions. It is considered that the proposal is in accordance with the policies of the Development Plan and the principles and policies of national planning guidance, and subject to a Section 106 Agreement being entered into,
planning permission be granted subject to the following conditions:-




1.
Approval of the details of the access, appearance, landscaping, layout and scale (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, the means of access to the site 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 either before the expiration of three years from the date of this permission or before the expiration of 2 years from the date of approval of the last of the reserved matters to be approved, whichever is the later.
5.
The development hereby permitted shall not result in floorspace creation which exceeds the maximum gross floorspace for each use within the specified use class of the Town and Country Planning (Use Classes) Order 1987 (as amended) as specified below:

Use
           Floorspace (square metres)

Office (B1)
14, 670

Leisure (D2)
4, 645
6.
Prior to the commencement of development plans, including cross-sections, which show existing and 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 be carried out in accordance with approved plans and details. 
7.
No development shall commence until details of a scheme for foul water and surface water drainage on or off site has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be implemented prior to the construction of impermeable surfaces draining to this drainage system. The development shall be carried out and operational in accordance with the approved scheme, unless otherwise approved in writing by the Local Planning Authority.
8.
The development shall be carried out in accordance with the approved Flood Risk Assessment (Final) undertaken by Capita Symonds dated January 2008
9.
Prior to the commencement of each of the 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.
10.
Prior to the submission of any reserved matters applications,  a scheme shall be submitted to and approved by the Local Planning Authority which demonstrates that a target of at least 30% of the demand for energy resulting from the development will be met on site and renewably and/or from a decentralised renewable or low carbon energy supply.  The submitted scheme shall include a technical and economic viability report which demonstrates how the final percentage figure has been arrived at.  The scheme shall also include details of a phased validation programme which shall be submitted to the Local Planning Authority in accordance with an agreed timetable, which demonstrates that the agreed renewable energy percentage figure is being met.  The development shall not be built other than in accordance with the approved scheme.
11.
No development shall commence until a scheme identifying provision of waste management facilities has been 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
12.
(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.
13.
Any future reserved matters application relating to siting, design and external appearance on the site shall include a noise assessment together with mitigation measures. The assessment and mitigation measures shall be approved in writing by the local planning authority. The buildings 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.
14.
No development shall commence until details of ambient noise levels, a noise monitoring programme and noise attenuation measures for the construction phase have been submitted to and approved in writing by the Local Planning Authority. Such measures and monitoring shall operate throughout the construction phase in accordance with the approved details (or any further approved amendments).
15.
No construction work shall take place on site outside the hours of 08:00 to 18:30 Monday to Friday and 08:00 to 13:00 on Saturday, unless otherwise agreed with the local planning authority.
16.
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.
17.
Each reserved matters application shall accord with the requirements of the approved Environmental Management Plan Rev G (23.12.2003) received 16.01.2007 (or any amendments approved in writing by the local planning authority) and shall be accompanied by a written statement which demonstrates this compliance
18.
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping works which shall specify species, planting sizes, spacing and numbers of trees and shrubs to be planted, the layout, contouring and surfacing of all open space areas. The works approved shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development whichever is the sooner.  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.
19.
Prior to the commencement of development full details, including location, of the construction compound(s) shall be submitted to and approved in writing by the Local Planning Authority.  No compounds shall be constructed and/or located on site unless agreed in writing beforehand by the Local Planning Authority.
20.
Prior to the commencement of the development hereby permitted, details of measures to prevent mud and other such material migrating onto the highway shall be submitted to and gain the approval of the local planning authority.  The approved measures shall be retained for the duration of the construction works or unless otherwise agreed in writing by the local planning authority.
21.
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 buildings erected for B1 purposes referred to in condition 5 (14,670 sq.m) shall be used only for B1 purposes and for no other purposes whatsoever.

NOTES TO APPLICANT:-
1.
With regard to condition 12 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.

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 the proposed new use. Two full copies of the site investigation and findings shall be submitted to the Local Planning Authority.

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 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.

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 Mr Chris. Stopford, Environmental Services Manager on (01536) 534280; or email at contaminatedland@kettering.gov.uk
2.
Please find a copy of the  Environment Agency's response dated 19th May appended to this decision notice. Please take note of points 1-3 and the informatives for the applicant.
	*5.2
Outline Application: Offices (Class B1) at North Kettering Business Area, Rockingham Road, Kettering for Mr S Smith, Buccleuch Property (Kettering) Ltd


Plan No: KET/2007/0148



	
	That with the following justification:-

The proposal will contribute to a step-change in job creation which is vital to achieving sustainable growth within the borough.  The proposal, which will utilise existing strategic infrastructure, will contribute towards achieving sustainable development through the delivery of a mix of uses across the North Kettering Business Park. The proposal will also complement the existing uses within the town centre and will support wider regeneration goals. It is considered that a high quality development can be achieved incorporating sustainable design and construction techniques. A travel plan, which will be secured through a S106 agreement, will create a modal shift towards more sustainable transport solutions. It is considered that the proposal is in accordance with the policies of the Development Plan and the principles and policies of national planning guidance, and subject to a Section 106 Agreement being entered into,
planning permission be granted subject to the following conditions:-




1.
Approval of the details of the access, appearance, landscaping, layout and scale (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, the means of access to the site 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 either before the expiration of three years from the date of this permission or before the expiration of 2 years from the date of approval of the last of the reserved matters to be approved, whichever is the later.
5.
The development hereby permitted shall not result in floorspace creation which exceeds the maximum gross floorspace for each use within the specified use class of the Town and Country Planning (Use Classes) Order 1987 (as amended) as specified below:

Use
           Floorspace (square metres)

Office (B1)
5,353
6.
Prior to the commencement of development plans, including cross-sections, which show existing and 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 be carried out in accordance with approved plans and details. 
7.
No development shall commence until details of a scheme for foul water and surface water drainage on or off site has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be implemented prior to the construction of impermeable surfaces draining to this drainage system. The development shall be carried out and operational in accordance with the approved scheme, unless otherwise approved in writing by the Local Planning Authority.
8.
The development shall be carried out in accordance with the approved Flood Risk Assessment (Final) undertaken by Capita Symonds dated January 2008
9.
Prior to the commencement of each of the 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.
10.
Prior to the submission of any reserved matters applications,  a scheme shall be submitted to and approved by the Local Planning Authority which demonstrates that a target of at least 30% of the demand for energy resulting from the development will be met on site and renewably and/or from a decentralised renewable or low carbon energy supply.  The submitted scheme shall include a technical and economic viability report which demonstrates how the final percentage figure has been arrived at.  The scheme shall also include details of a phased validation programme which shall be submitted to the Local Planning Authority in accordance with an agreed timetable, which demonstrates that the agreed renewable energy percentage figure is being met.  The development shall not be built other than in accordance with the approved scheme.
11.
No development shall commence until a scheme identifying provision of waste management facilities has been 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
12.
(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.

13.
Any future reserved matters application relating to siting, design and external appearance on the site shall include a noise assessment together with mitigation measures. The assessment and mitigation measures shall be approved in writing by the local planning authority. The buildings 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.
14.
No development shall commence until details of ambient noise levels, a noise monitoring programme and noise attenuation measures for the construction phase have been submitted to and approved in writing by the Local Planning Authority. Such measures and monitoring shall operate throughout the construction phase in accordance with the approved details (or any further approved amendments).
15.
No construction work shall take place on site outside the hours of 08:00 to 18:30 Monday to Friday and 08:00 to 13:00 on Saturday, unless otherwise agreed with the local planning authority.
16.
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.
17.
Each reserved matters application shall accord with the requirements of the approved Environmental Management Plan Rev G (23.12.2003) received 16.01.2007 (or any amendments approved in writing by the local planning authority) and shall be accompanied by a written statement which demonstrates this compliance
18.
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping works which shall specify species, planting sizes, spacing and numbers of trees and shrubs to be planted, the layout, contouring and surfacing of all open space areas. The works approved shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development whichever is the sooner.  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.
19.
Prior to the commencement of development full details, including location, of the construction compound(s) shall be submitted to and approved in writing by the Local Planning Authority.  No compounds shall be constructed and/or located on site unless agreed in writing beforehand by the Local Planning Authority.
20.
Prior to the commencement of the development hereby permitted, details of measures to prevent mud and other such material migrating onto the highway shall be submitted to and gain the approval of the local planning authority.  The approved measures shall be retained for the duration of the construction works or unless otherwise agreed in writing by the local planning authority.
21.
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 buildings erected for B1 purposes referred to in condition 5 (5,353 sq.m) shall be used only for B1 purposes and for no other purposes whatsoever.

NOTES TO APPLICANT:-
1.
With regard to condition 12 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.

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 the proposed new use. Two full copies of the site investigation and findings shall be submitted to the Local Planning Authority.

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 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.

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 Mr Chris. Stopford, Environmental Services Manager on (01536) 534280; or email at contaminatedland@kettering.gov.uk
2.
Please find a copy of the  Environment Agency's response dated 19th May appended to this decision notice. Please take note of points 1-3 and the informatives for the applicant.
	*5.3
Outline Application: 929 sq.m of offices (Class B1), 929 sq.m of restaurant use (Class A3), 929 sq.m of retail use (Class A1) and a 120 bed hotel of 4,632 sq.m (Class C1) at North of Kettering Business Area, Rockingham Road, Kettering


Plan No: KET/2007/0187



	
	That with the following justification:-

The proposal will contribute to a step-change in job creation which is vital to achieving sustainable growth within the borough.  The proposal, which will utilise existing strategic infrastructure, will contribute towards achieving sustainable development through the delivery of a mix of uses across the North Kettering Business Park. The proposal will also complement the existing uses within the town centre and will support wider regeneration goals. It is considered that a high quality development can be achieved incorporating sustainable design and construction techniques. A travel plan, which will be secured through a S106 agreement, will create a modal shift towards more sustainable transport solutions. It is considered that the proposal is in accordance with the policies of the Development Plan and the principles and policies of national planning guidance, and subject to a Section 106 Agreement being entered into,
planning permission be granted subject to the following conditions:-




1.
Approval of the details of the access, appearance, landscaping, layout and scale (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, the means of access to the site 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 either before the expiration of three years from the date of this permission or before the expiration of 2 years from the date of approval of the last of the reserved matters to be approved, whichever is the later.
5.
The development hereby permitted shall not result in floorspace creation which exceeds the maximum gross floorspace for each use within the specified use class of the Town and Country Planning (Use Classes) Order 1987 (as amended) as specified below:

Use
Floorspace (square metres)

Office (B1)
929
Restaurant (A3)
929


Retail (A1)
929


One 120-bed Hotel (C1)
4,632

6.
Prior to the commencement of development plans, including cross-sections, which show existing and 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 be carried out in accordance with approved plans and details. 
7.
No development shall commence until details of a scheme for foul water and surface water drainage on or off site has been submitted to and approved in writing by the Local Planning Authority.  Such a scheme shall be implemented prior to the construction of impermeable surfaces draining to this drainage system. The development shall be carried out and operational in accordance with the approved scheme, unless otherwise approved in writing by the Local Planning Authority.
8.
The development shall be carried out in accordance with the approved Flood Risk Assessment (Final) undertaken by Capita Symonds dated January 2008
9.
Prior to the commencement of each of the 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.
10.
Prior to the submission of any reserved matters applications,  a scheme shall be submitted to and approved by the Local Planning Authority which demonstrates that a target of at least 30% of the demand for energy resulting from the development will be met on site and renewably and/or from a decentralised renewable or low carbon energy supply.  The submitted scheme shall include a technical and economic viability report which demonstrates how the final percentage figure has been arrived at.  The scheme shall also include details of a phased validation programme which shall be submitted to the Local Planning Authority in accordance with an agreed timetable, which demonstrates that the agreed renewable energy percentage figure is being met.  The development shall not be built other than in accordance with the approved scheme.
11.
No development shall commence until a scheme identifying provision of waste management facilities has been 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
12.
(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.

13.
Any future reserved matters application relating to siting, design and external appearance on the site shall include a noise assessment together with mitigation measures. The assessment and mitigation measures shall be approved in writing by the local planning authority. The buildings 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.
14.
No development shall commence until details of ambient noise levels, a noise monitoring programme and noise attenuation measures for the construction phase have been submitted to and approved in writing by the Local Planning Authority. Such measures and monitoring shall operate throughout the construction phase in accordance with the approved details (or any further approved amendments).
15.
No construction work shall take place on site outside the hours of 08:00 to 18:30 Monday to Friday and 08:00 to 13:00 on Saturday, unless otherwise agreed with the local planning authority.
16.
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.
17.
Each reserved matters application shall accord with the requirements of the approved Environmental Management Plan Rev G (23.12.2003) received 16.01.2007 (or any amendments approved in writing by the local planning authority) and shall be accompanied by a written statement which demonstrates this compliance
18.
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping works which shall specify species, planting sizes, spacing and numbers of trees and shrubs to be planted, the layout, contouring and surfacing of all open space areas. The works approved shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development whichever is the sooner.  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.
19.
Prior to the commencement of development full details, including location, of the construction compound(s) shall be submitted to and approved in writing by the Local Planning Authority.  No compounds shall be constructed and/or located on site unless agreed in writing beforehand by the Local Planning Authority.
20.
There shall be no use of any buildings for uses falling within Class A3 of the Town and Country Planning (Use Classes) Order 1987 (as amended) until a scheme for the control of cooking odours from such a building has been submitted to and approved in writing by the Local Planning Authority. Such uses shall not commence or be carried on other than in accordance with the approved scheme.
21.
Prior to the commencement of the development hereby permitted, details of measures to prevent mud and other such material migrating onto the highway shall be submitted to and gain the approval of the local planning authority.  The approved measures shall be retained for the duration of the construction works or unless otherwise agreed in writing by the local planning authority.
22.
Notwithstanding the provisions of the Schedule to the Town and Country Planning (Use Classes) Order 1987, or any statutory instrument, the buildings erected for A3 purposes referred to in condition 5 (929 sq.m) shall be used only for A3 purposes and for no other purposes whatsoever.

23.
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 buildings erected for B1 purposes referred to in condition 5 (929 sq.m) shall be used only for B1 purposes and for no other purposes whatsoever.

NOTES TO APPLICANT:-
1.
With regard to condition 12 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.

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 the proposed new use. Two full copies of the site investigation and findings shall be submitted to the Local Planning Authority.

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 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.

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 Mr Chris. Stopford, Environmental Services Manager on (01536) 534280; or email at contaminatedland@kettering.gov.uk
2.
Please find a copy of the  Environment Agency's response dated 19th May appended to this decision notice. Please take note of points 1-3 and the informatives for the applicant.
	*5.5
Full Application: Single storey rear extension and conservatory at 12 Poplars Farm Road, Barton Seagrave for Mr G Curnock]
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	That with the following justification:-

The Proposal is in accordance with national and local policies as set out in Planning Policy Statements Guidance Note 1,  Policy 13 of the North Northamptonshire Core Spatial Strategy and Policy GS5  of the Northamptonshire County Structure Plan.   There are no material considerations that indicate against the proposal.
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.

*(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


(Planning No. 2)


12.8.08


