BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 02/03/2010
	Item No: 5.2

	Report Originator
	Michael Boniface
Development Officer
	Application No:

KET/2009/0718

	Wards Affected
	William Knibb

	

	Location
	Bennies Footwear Ltd,  Dalkeith Place,  Kettering

	Proposal
	Outline Application: Conversion and redevelopment to create 18 no. flats (all matters to be considered except landscaping)

	Applicant
	Mr D Nixon Bennies Footwear Ltd


1.
PURPOSE OF REPORT

· To describe the above proposals

· To identify and report on the issues arising from it

· To state a recommendation on the application

2.
RECOMMENDATION

THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that this application be APPROVED, subject to a S.106 OBLIGATION  being entered into, and to the following conditions:-
1.
Approval of the details of the landscaping (hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority in writing before any development is commenced.

REASON:  In order to secure a satisfactory development.

2.
Plans and particulars of the reserved matters referred to in condition 1 above, relating to the landscaping of the site, shall be submitted in writing to the Local Planning Authority and shall be carried out as approved.

REASON:  In order to secure a satisfactory development.

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.

REASON:  To comply with Section 92 of the Town and Country Planning Act 1990 and to prevent an accumulation of unimplemented planning permissions.

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.

REASON:  To comply with Section 92 of the Town and Country Planning Act 1990 (as amended) and to prevent an accumulation of unimplemented planning permissions.

5.
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.

REASON:  In the interests of the visual amenities of the area in accordance with policy 13 of the Core Spatial Strategy for North Northamptonshire.

6.
No development shall commence on site until details of the types and finishes of all doors and windows to be used, 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.

REASON:  In the interests of the visual amenities of the area in accordance with policy 13 of the Core Spatial Strategy for North Northamptonshire.

7.
No development shall commence on site until details of the materials to be used for hard and paved surfacing within the site have been submitted to and approved in writing by the Local Planning Authority.  The approved surfacing shall be completed before any of the dwellings hereby approved are first occupied.

REASON:  In the interests of visual amenity in accordance with policy 13 of the Core Spatial Strategy for North Northamptonshire.

8.
Unless otherwise agreed in writing by the Local Planning Authority, development other than that required to be carried out as part of an approved scheme of remediation shall not commence until parts A - D have been complied with. If unexpected contamination is found after development has begun, development shall be halted on that part of the site affected by the unexpected contamination to the extent specified by the Local Planning Authority in writing until part D has been complied with in relation to that contamination.   

A.  Site Characterisation An investigation and risk assessment, in addition to any assessment provided with the planning application, shall be completed in accordance with a scheme to assess the nature and extent of any contamination on the site, whether or not it originates on the site. The contents of the scheme are subject to the approval in writing of the Local Planning Authority. The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be produced. The written report is subject to the approval in writing of the Local Planning Authority. The report of the findings must include:  

(i) a survey of the extent, scale and nature of contamination;  

(ii) an assessment of the potential risks to:  



-
human health,  



-
property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and pipes,  



-
adjoining land,  



-
groundwaters and surface waters,  



-
ecological systems,  



-
archeological sites and ancient monuments; 

(iii) an appraisal of remedial options, and proposal of the preferred option(s).   This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11'.   

B. Submission of Remediation Scheme A detailed remediation scheme to bring the site to a condition suitable for the intended use by removing unacceptable risks to human health, buildings and other property and the natural and historical environment must be prepared, and is subject to the approval in writing of the Local Planning Authority. The scheme must include all works to be undertaken, proposed remediation objectives and remediation criteria, timetable of works and site management procedures. The scheme must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land after remediation.   

C. Implementation of Approved Remediation Scheme The approved remediation scheme must be carried out in accordance with its terms prior to the commencement of development other than that required to carry out remediation, unless otherwise agreed in writing by the Local Planning Authority. The Local Planning Authority must be given two weeks written notification of commencement of the remediation scheme works.   Following completion of measures identified in the approved remediation scheme, a verification report (referred to in PPS23 as a validation report) that demonstrates the effectiveness of the remediation carried out must be produced, and is subject to the approval in writing of the Local Planning Authority.  

D. Reporting of Unexpected Contamination  In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority. An investigation and risk assessment must be undertaken in accordance with the requirements of part A, and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of part B, which is subject to the approval in writing of the Local Planning Authority.  Following completion of measures identified in the approved remediation scheme a verification report must be prepared, which is subject to the approval in writing of the Local Planning Authority in accordance with part C.   

REASON (common to all): To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors.

9.
No development shall take place on site until a scheme for protecting the proposed dwellings from noise from the adjacent public houses 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 any of the permitted dwellings are occupied.

REASON:  To ensure that acceptable noise levels within the dwellings are not exceeded in the interests of residential amenity in accordance with policy 13 of the Core Spatial Strategy for North Northamptonshire.

10.
No development shall take place until a plan prepared to a scale of not less than 1:500 showing details of existing and intended final ground and finished floor levels 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 details. 

REASON:  To preserve the character of the area and to protect the privacy of the occupiers of adjoining properties in accordance with policy 13 of the Core Spatial Strategy for North Northamptonshire.

11.
Prior to the commencement of the development, full details of lockable bin and cycle storage facilities including their design, materials, location, exact dimensions and openings shall be submitted to and approved in writing by the local planning authority.   The bin and cycle stores shall be provided in accordance with the approved details prior to the first occupation of the development and shall be permanently retained in that form for the purposes of storing bins and cycles only. 

REASON: To ensure adequate amenities are provided for this development in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

12.
Before the development hereby permitted is begun, a scheme for generating 10% of the predicted energy requirement of the development from decentralised renewable and/or low carbon sources (as defined in the glossary of Planning Policy Statement: Planning and Climate Change (December 2007) or any subsequent version) shall be submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented before the development is first occupied and shall remain operational for the lifetime of the development.

REASON:  In the interests of energy efficiency and sustainable construction in accordance with policy 14 of the North Northamptonshire Core Spatial Strategy.

13.
No development shall take place other than in accordance with the submitted 'Sustainability Appraisal and Energy Statement' received by the local planning authority 14th January 2010.

REASON:  In the interests of energy efficiency and sustainable construction in accordance with policy 14 of the North Northamptonshire Core Spatial Strategy.

14.
Notwithstanding the submitted information, 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. 

REASON:  In the interests of the amenity of occupants of neighbouring properties in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

15.
Prior to the commencement of development, a scheme detailing the security measures/standards to be incorporated within the development shall have been submitted to and approved in writing by the local planning authority.  The development shall thereafter be carried out n accordance with these approved details.  

REASON: To reduce the potential for crime in accordance with policy 13 of the Core Spatial Strategy for North Northamptonshire.

16.
Prior to any dwelling hereby approved being occupied, all buildings marked as 'to be demolished' on drawing 2834-113A shall have been demolished.

REASON:  To clarify the terms of the permission.

Notes (if any) :-

· Prior to occupation of any dwelling, monitoring should be carried out to ensure that the noise levels specified and set out within BS8233:1999 for a 'good' standard of residential accommodation is achieved.
Justification for Granting Planning Permission

The proposal is in accordance with national and local policies as set out in Planning Policy Statements/Guidance Notes 1, 3, 4, 13, 15 and 23, Policies 2 and 48 of The East Midlands Regional Plan, Policies 1, 6, 7, 9, 10, 12, 13, 14 and 15 of the North Northamptonshire Core Spatial Strategy, and Policies 35, 39 and K14 of the Local Plan for Kettering Borough.  There are no material considerations that indicate against the proposal.

Officers Report

	3.0
	Information

	
	Relevant Planning History

KET/2009/0115 – 24 dwellings – WITHDRAWN 18/05/2009

KET/2009/0116 – Demolition of buildings at Angel Yard – WITHDRAWN 18/05/2009

Site Description

Officer's site inspection was carried out on 21/12/2009.

The site comprises a factory/retail unit located within Kettering Town Centre.  The buildings are currently used for the retail of shoes with an element of storage, but the applicant suggests that a number of uses have operated in the recent past including holiday promotion, furniture sales and caravan repairs.

Two public houses bound the site to the West along with other commercial uses fronting Dalkeith Place.  A garage block and parking area stands to the North, and a further public house to the South East.  Residential properties otherwise surround the site.

Land levels are consistent both within and immediately surrounding the site.

The site falls within the designated Conservation Area for Kettering and within The Socialising and Craft Quarter identified within the emerging Area Action Plan for Kettering Town Centre.  The site is outside of the Established Shopping Area defined by the Local Plan.

Proposed Development

Partial conversion and redevelopment of site to create 18 dwellings.

This is an Outline planning application with all matters to be considered except for landscaping.

Any Constraints Affecting The Site

· Conservation Area

· A Road


	4.0
	Consultation and Customer Impact

	
	Highway Authority

No comments received.

Local Wildlife Trust

No objection although a protected species survey should be carried out to ensure that no adverse impact will result to ecology in respect of the proposed demolition works.

Natural England

Notes that an ecological survey has now established that protected species would not be impacted by the development - no objection.

Sport England

No comment.

Community Services

A developer contribution of £713.00 should be secured to mitigate the pressures of the development upon local open space and sports areas.

Spatial, Environment and Economic Planning (NCC)

A contribution of £116 per one bedroom unit and £155 per two bedroom unit should be secured towards local libraries in order to mitigate the pressures of the development.

Education Authority (NCC)

The development will generate very few school age children and there is therefore no requirement for a contribution.

Northamptonshire Police

The development should be built to achieve ACPO ‘Secured by Design’ award.  A scheme of security measures should be incorporated into the scheme and details should be secured by way of condition.

Housing Strategy (KBC)

It is noted that 6 x 2 bedroom affordable units are to be provided and this is in accordance with the identified housing need for the town.  Social rent is the preferred tenure.

Environmental Health

Due to the underlying geology of the area which commonly presents unacceptable levels of arsenic and the sensitive end use of the proposal, a contaminated land assessment should be secured along with appropriate remediation measures.  The submitted noise assessment suggests that appropriate noise standards can be achieved and conditions are therefore suggested to ensure appropriate mitigation.  Bedrooms and habitable rooms should be located away from the public houses where possible.  Restricting the opening of windows and trickle ventilation should be considered adjacent to the smoking area associated with the Earl of Dalkeith.

Refuse and Recycling (KBC)

Objection as inappropriate refuse storage facilities have been proposed.

Anglian Water

The applicant should be made aware that assets owned by Anglian Water stand within or in close proximity to the site.  There is sufficient water resource and supply capacity within the network to supply the development and the foul flows can be accommodated.  The foul drainage would be treated by Broadholme Sewage Treatment Works which has capacity to accommodate planned growth in the area up to 2016.

Neighbours

Two letters of objection for the following reasons:

· Lack of parking.

· Overdevelopment.

· Development should be gated so that patrons of the adjacent pub do not cause antisocial behaviour.

· Non-compliance with the Local Plan.

· Access and manoeuvring.

· Layout.

· Impact on servicing and deliveries to the adjacent public houses.

· Unacceptable living conditions for future occupants. 



	5.0
	Planning Policy

	
	National Policies

PPS1 – Delivering Sustainable Development

PPS3 – Housing

PPS4 – Planning for Sustainable Economic Growth

PPG13 – Transport

PPG15 – Planning and the Historic Environment

PPS23 – Planning and Pollution Control

Development Plan Policies

East Midlands Regional Plan

2 – Promoting Better Design

48 – Regional Car Parking Standards

North Northamptonshire Core Spatial Strategy

1 – Strengthening The Network Of Settlements

6 – Infrastructure Delivery And Developer Contributions

7 – Delivering Housing

9 – Distribution And Location Of Development

10 – Distribution Of Housing

12 – Distribution Of Retail Development

13 – General Sustainable Development Principles

14 – Energy Efficiency And Sustainable Construction

15 – Sustainable Housing Provision

Local Plan

35 – Housing: Within Towns

39 – Housing: Affordable Housing

K14 – Kettering: Affordable Housing

Supplementary Planning Documents

Sustainable Design (February 2009)

Open Space (September 2008)

Emerging Policies (Local Development Framework)

Kettering Town Centre Area Action Plan (Preferred Options, August 2008)


	6.0
	Financial/Resource Implications

	
	Section 106 agreement would need to secure:

· 30% affordable housing;

· £713.00 open space contribution;

· £2361.00 libraries contribution;

· 5% monitoring contribution.



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1.   Principle of Development;

2.   Housing Mix and Tenure;

3.   Design, Character and Appearance;

4.   Impact on the Conservation Area;

5.   Neighbouring Amenity;

6.   Highways and Parking;

7.   Ecology;

8.   Environmental Matters;

9.   Sustainable Design and Construction;

10. Crime and Disorder;

11. Lighting;

12. Developer Contributions.

1. Principle of Development

PPS3 encourages the use of land within existing settlements where future occupants can benefit from established amenities and public transport.  Policy 9 of the CSS states that priority will be given to previously developed land and that this should provide for at least 30% of the overall housing requirements for North Northamptonshire.

The CSS defines Kettering as a ‘Growth Town’, a primary focus for development; as such, the town is considered an appropriate location for the proposed development and this is further strengthened by policy 35 of the adopted local plan which supports the provision of housing within towns.

It is noted that the proposal will result in the loss of a business premises, including an element of retail and that this conflicts with the aims of CSS policy 12 which seeks to increase retail space within the town.  While this is so, the property has held a number of uses in recent times and has predominantly been used for light industrial purposes with a very small proportion of retail sales.  The site is not well suited to such uses, occupying an enclosed site with a constrained access and close proximity to residential properties.  The site stands outside of the Established Shopping Area of the town and would not result in detriment to the vitality or viability of the town centre.

The property falls within The Socialising and Craft Quarter defined within the emerging Area Action Plan for Kettering Town Centre.  It is envisaged that this will become a vibrant mixed use area where the existing commercial and leisure uses are to be enhanced along with a range of residential and tourism opportunities.  New development should make use of infill opportunities, redevelop inefficient and poorly designed sites and reinforce the commercial and residential mix of the area.  The proposed development is considered to accord with these objectives.

2. Housing Mix and Tenure

The scheme proposes 18 flats comprising 7 two bedroom units and 11 one bedroom units.  This provision is in line with the housing need identified for the town, with the greatest need being for two bedroom units.  30% of the units are to be secured as affordable housing through a S106 agreement along with details of tenure.  The proposal accords with the requirements of policy 15 of the CSS.

3. Design, Character and Appearance

Although this is an Outline application, matters of appearance, layout and scale are to be considered at this stage.

The existing buildings are utilitarian in their design and appearance.  Their layout follows the perimeter of the site creating a service yard within, accessed from Dalkeith Place.  This arrangement is typical of an infill rear yard development in Kettering as identified within the Conservation Area Appraisal.  The design of the buildings and the extent to which they have been altered are not the best example however and the property is not of significant merit within the Conservation Area.

The application seeks to reflect the industrial character within this residential scheme.  A similar layout has been proposed around the edge of the site with an area of hard landscaping to the front.  Buildings have been arranged in distinct entities, with varied form and roof heights.  This maintains a degree of visual interest and variation and gives an appearance of multiple phases that have evolved, as opposed to a large and modern purpose built block.  This also breaks down the visual mass of the buildings and helps to incorporate the scheme into its historic environment.  The scale of the buildings is similar to that existing, is consistent with the design approach adopted and acceptable within their context.

The buildings each present a simple rectangular plan form typical of an industrial/factory building along with a pitched roof.  Roof lights have been proposed as opposed to dormer windows so as to maintain the roof pitch and avoid the use of dormer windows that have a distinctly domestic appearance.  The elevations incorporate large openings of an industrial scale with simple aluminium frames.  Brick arches have been incorporated above openings so as to add visual interest and reflect this detail presented by the building fronting British Lane which is to be retained.

The building fronting British Lane is to be retained in its current form although replacement windows are to be installed, along with a timber door within the arched access point.  These minor alterations will bring the building into a viable use without significant alterations to its character which reflects other buildings within British Lane.  These are predominantly two storey buildings and tend to be in domestic use.

Subject to the imposition of conditions requiring the submission of materials for approval, the scheme is considered to accord with criteria ‘h’ of CSS policy 13.

4. Impact on the Conservation Area

The building falls within a designated conservation area; section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that “special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area”.  As described above, the existing buildings are of limited merit within the conservation area and the proposed replacement scheme seeks to maintain the positive attributes.  The industrial character of the buildings is to be maintained as discussed above.  Furthermore, the scheme will retain the building fronting British Lane and the single storey element along the southern extent of the site.  These are to be incorporated into the scheme and will help to maintain the context of the site.  The use of appropriate materials will ensure an appropriate appearance for the buildings and the character of the conservation area will therefore be maintained.

5. Neighbouring Amenity

Two public houses adjoin the West site boundary fronting Dalkeith Place along with further commercial uses either side.  A further public house stands to the rear of the site along with a garage block and car park to the North.  These uses are not sensitive to the proposed development of residential properties and would not be adversely impacted by the proposals through overlooking, overshadowing, overbearing impact of general disturbance.

Two residential properties do stand in close proximity to the site however to the south of the site.  The pair of semi-detached dwellings (Cleveland Villa and Eastholme) present their rear elevations towards the site and are within 1 metre of the boundary.  No habitable room windows are located in the rear elevations although it is noted that obscure glazed bathroom windows exist at first floor level.  The proposed scheme is mindful of this and sensitive to the close proximity of these dwellings.  It is proposed to retain the existing single storey building along this boundary and to convert in its current form.  No additional impact will therefore result to these neighbouring properties.

The location of the buildings within their context is such that no direct overlooking would result to surrounding habitable room windows and the mass of the extensions is sufficiently removed from neighbouring dwellings as to avoid detriment.  The development of 18 dwellings is in fact likely to be more compatible with the surrounding residential uses.  The scheme accords with the requirements of criteria ‘l’ of CSS policy 13.

6. Highways and Parking

The proposed development would be served by an existing vehicular access off of Dalkeith Place leading to four off road parking spaces.  Use of the access would therefore be significantly reduced compared with the extant industrial/retail use and the impacts upon the public highway would therefore be reduced.  Given that potential vehicle movements would not be so intense, it would not be reasonable to require improvements or alterations.  In any case, the Highway Authority has not raised concerns with the proposals as submitted.

Four parking spaces is a modest provision for 18 dwellings however this is to be supported within town centre locations.  Both PPG13 and CSS policy 13 seek to encourage a modal shift away from private motor vehicles and recognises the sustainability benefits of developments within town centres which are served by good levels of public transport and facilities.  The site is located within the core of Kettering town centre and as such, it is reasonable that occupants will not be reliant upon private transportation.  Given the highly sustainable location of the site and the existence of numerous public car parks within walking distance, it is not considered necessary or reasonable to require additional provision.  Secure cycle storage is to be provided at a minimum ratio of 1 per dwelling.  The proposal complies with the requirements of criteria ‘d’ and ‘n’ of CSS policy 13.

7. Ecology

A protected species survey has been submitted with the application which establishes that no protected species would be impacted by the development of demolition operations.  Natural England is content that no adverse impact would result to ecology through redevelopment of this Brownfield site.  The proposal accords with criteria ‘o’ of CSS policy 13.

8. Environmental Matters

The applicant has provided a noise assessment in support of the application.  The proposed dwellings will stand in close proximity to the three public houses surrounding the site and it is therefore important that appropriate mitigation measures be incorporated into the scheme in order to achieve appropriate living conditions for future occupants.  The scheme suggests that appropriate standards can be achieved through the installation of double glazing, trickle vents and mechanical extraction.  A condition will be used to ensure compliance with the recommendations of the submitted assessment.  Dwellings directly adjacent to the smoking area associated with the Earl of Dalkeith are likely to require additional mitigation and ventilation solutions and this will also be secured within the condition.  An informative note will be attached to the planning permission suggesting that pre-occupation monitoring be carried out to ensure that the noise levels specified and set out within BS8233:1999 for ‘good’ standard of residential accommodation is achieved.

The Environmental Health team suggests that habitable rooms should be located away from the adjoining public houses where possible so as to avoid disturbance to future occupants.  While this is not achieved within all dwellings, it is acknowledged that three public houses surround the site and this therefore presents significant constraints.  Subject to the mitigation measures outlined above, the layout is considered acceptable.

Due to the underlying geology of the area which commonly presents unacceptable levels of arsenic and the sensitive end use of the proposal, a contaminated land assessment should also be secured along with appropriate remediation measures.

9. Sustainable Design and Construction

Policy 14 of the Core Spatial Strategy requires that development meet the highest viable standards of resource and energy efficiency and reduction in carbon emissions.  Schemes should demonstrate techniques of sustainable construction and energy efficiency, provision for waste recycling/reduction and provision for water efficiency and water recycling.  Furthermore, schemes involving 10 or more dwellings should demonstrate that at least 10% of the demand for energy will be met on-site an renewably and/or from a decentralised renewable or low-carbon energy supply.

The application is accompanied by a Sustainability Appraisal and Energy Statement which specifies a number of measures to be adopted that would result in the requirements of Building Regulations being exceeded.  A condition will be used to secure accordance with this document.

The application details do not specify any measures for achieving 10% of the energy demand generated by the development however.  A condition will therefore require details to be submitted for approval.

10. Crime and Disorder

A number of measures have been suggested by Northamptonshire Police to reduce the potential for crime and anti-social behaviour.  Some of these measures could easily be implemented within the scheme such as boundary treatments, gates, lighting and specification of openings etc.  Appropriate security measures are considered particularly important given the proximity of three public houses and the night time economy in this part of the town.  It is therefore suggested that a condition require the submission of a scheme of security measures to be incorporated into the development in accordance with criteria ‘b’ of CSS policy 13.

11. Lighting

The application is accompanied by a lighting assessment which outlines the general principles to be adopted when considering the external illumination of the site.  No specific detail is provided as to the types and luminance of lighting to be used however and further details should therefore be required by condition in order to avoid light pollution and any adverse impacts upon neighbouring amenity.

12. Developer Contributions

Section 106 of the Town and Country Planning Act 1990 allows Local Planning Authorities to secure developer contributions towards improving local infrastructure in order to mitigate the impacts of the development.  Policy 6 of the Core Spatial Strategy states that new development will be supported by contributions towards local services and infrastructure in order to achieve sustainable forms of development.  In this instance, it is considered appropriate to require the following;

· 30% affordable housing;

· £713.00 open space contribution;

· £2361.00 libraries contribution;

· 5% monitoring contribution.

The Committee are asked to delegate authority to the Head of Development Services to grant planning permission subject to an appropriate S106 agreement being signed by 12th March 2010.  It is expected that such an agreement will be forthcoming in due course.



	
	Conclusion

The proposed development accords with both national and local planning policy and there are no material planning matters that indicate against the scheme; as such, planning should be granted subject to an appropriate S106 agreement being entered into.
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