BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 27/04/2010
	Item No: 5.2

	Report Originator
	Mark Coleman
Assistant Development Officer
	Application No:

KET/2010/0170

	Wards Affected
	Rothwell

	

	Location
	Charter House Development,  Rothwell

	Proposal
	Full Application: 1 no. pair of three storey semi detached dwellings

	Applicant
	Mr K Brennan Velux Company 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.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.

REASON:  To comply with Section 91 of the Town and Country Planning Act 1990 (as amended) and to prevent an accumulation of unimplemented planning permissions.

2.
Unless otherwise agreed by the Local Planning Authority, development other than that required to be carried out as part of an approved scheme of remediation must not commence until parts A to D have been complied with. If unexpected contamination is found after development has begun, development must 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, must 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: 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.

3.
No development shall commence on site until details of the types, size 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 full accordance with the approved details.

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

4.
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 or use of the building, 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.

REASON:  To improve the appearance of the site in the interests of visual amenity in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

5.
No development shall take place on site until a scheme for boundary treatment has been submitted to and approved in writing by the Local Planning Authority.  The development shall not be occupied or used until the approved scheme has been fully implemented in accordance with the approved details and retained thereafter.

REASON:  In the interests of protecting the amenities and privacy of occupiers of neighbouring properties in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

6.
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 building, structure or other alteration permitted by Classes A, B, C,  D, or E of Part 1 of Schedule 2 of the Order shall be made on the application site.

REASON:  In the interests of maintaining the environmental performance of the dwellings in accordance with policy 14 of the North Northamptonshire Core Spatial Strategy.

7.
For the duration of the initial demonstrator period, the use of two dwellings hereby approved shall not be carried out before 08.00 hours or after 18.00 hours on Mondays to Saturdays, 11:00 - 16:00 Sundays, nor at any time on any recognised public holidays.

REASON:  To protect the amenities of the occupiers of nearby properties in the interests of amenity in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

8.
Prior to the use or occupation of the development hereby permitted pedestrian visibility splays of at least   2.4 metres x 2.4 metres shall be provided either side of the vehicular access at the point where it adjoins the public highway known as Horse Fair Lane. These measurements are taken along the highway boundary. Any features within or affecting the resultant triangular areas shall not exceed 0.6m above access / footway level unless otherwise approved in writing by the Local Planning Authority.

REASON:  To ensure a satisfactory means of access to the highway and protect highway safety in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

9.
The ground floor garage area associated with the 4 bedroom dwelling, and the two parking spaces provided for the 3 bedroom dwelling hereby approved shall be kept available and soley used for the purposes of parking vehicles only.

REASON:  In the interests of securing adequate parking provision on site in order to maintain satisfactory access to the dwellings in accordance with the aims of Policy 13 of the North Northamptonshire Core Spatial Strategy, and in the interests of maintaining the environmental performance of the 4 bedroom dwellinghouse in accordance with policy 14 of the North Northamptonshire Core Spatial Strategy.

10.
The development hereby permitted shall be carried out fully in accordance with the following approved plans: VGB AL (0) 029; VGB  AL (0) 002 - Rev B; VGB AL (0) 010 - Rev C; VGB AL (0)011 - Rev C; VGB AL (0) 012 - Rev C; VGB AL (0) 013 - Rev C; VGB AL (0) 030 - Rev D; VGB AL (0) 031 - Rev D; VGB AL (0) 033 - Rev C; VGB AL (0) 032- Rev C.

REASON: To secure a high standard of design which will enhance the character of the surroundings in accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy, and for the avoidance of doubt and in the interests of proper planning.

11.
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 site.  The development shall not be carried out other than in accordance with the approved scheme.

REASON:  To ensure that the buildings, structures and plant are adequately sound proofed in the interests of the amenities of the occupants of nearby dwellings in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

12.
Prior to occupation or use of the development hereby approved, a scheme demonstrating how the development will achieve Code Level 4 of the Code for Sustainable Homes standards shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be fully implemented and retained thereafter, prior to the use or occupation of the development commencing. 

REASON:  In the interests of maintaining the environmental performance of the affected dwellinghouse in accordance with policy 14 of the North Northamptonshire Core Spatial Strategy.

Notes (if any) :-

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, 23, 24,  Policies 2 and 48 of The East Midlands Regional Plan, Policies 7, 9, 10, 13, and 14 of the North Northamptonshire Core Spatial Strategy and Policy 35 of the Local Plan for Kettering Borough.  The proposal is also in accordance with adopted Supplementary Planning Document 'Sustainable Development'.  The issues relating to other matters are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations.

Officers Report

	3.0
	Information

	
	Relevant Planning History

KET/2000/0119 – Outline for residential development. Approved 22/10/2003.

KET/2004/0491 - Approval of Reserved Matters: Proposed erection of 227 dwellings with associated roads, car parking and garages. Withdrawn 19/10/2004.

KET/2004/0228 – Approval of Reserved Matters: Amended plans for erection of 160 dwellings with associated roads, car parking and garages. Not determined 12/07/2005.

KET/2005/0515 - Approval of Reserved Matters: Proposed erection of 160 dwellings with associated roads, car parking and garages (as amended). Approved 10/08/2005 (by appeal)

KET/2006/0924 - Application for approval of reserved matters for 154 dwellings with associated roads, car parking and garaging. Approved 19/01/2009 (by appeal).
KET/2006/0316 – Application to vary condition 1 of permission KET/2000/0119. Refused 30/06/2006.

KET/2008/0023 – Substitution of house types on plots 89-91, 92-93 and 214-215. Withdrawn 06/02/2008. 

Site Description

Officer's site inspection was carried out on 31/03/2010. The application site is located to the south of Rothwell, off Horse Fair Lane, close to Junction 4 of the A14. It forms part of Charter Park, a recent Bovis Homes development comprised of two phases. Phase 1, to the south of the application site, is a recently completed 68 dwelling scheme, and phase 2 is an additional development of 154 homes which has recently commenced. This application site forms part of the phase 2 Bovis scheme approved under application KET/2006/0924, and seeks to replace an approved detached dwelling and garage with two semi-detached properties. The application site is characterised as scrubland, with a mature row of trees edging a ditch which passes the site to the immediate west, crossing the proposed access road to the application site.

Proposed Development

The proposal is for a pair of semi-detached three storey dwellings, which if approved would substitute a (not yet constructed) single, double fronted, 2.5 storey, 5 bedroom detached property with double garage approved under application KET/2006/0924. 

The two dwellings form part of the Pan-European Velux Model Home 2020 project, which is intended to showcase renewable energy technologies, and demonstrate how development can achieve a zero carbon impact. Proposed technologies employed in the scheme include highly energy efficient insulation fabrics, recycled building materials, air tight construction, hot water solar collectors, solar gain balanced with natural ventilation, maximised internal daylighting, rain water collection for use in toilets, washing machines and irrigation. The use of air source heat pumps is also included in the scheme. Overall, the proposal is anticipated to reach at least Code Level 4 under the Code for Sustainable Homes standards, level 4 (energy) and level 6 (water). Code level 6 is the highest achievable standard.  As a result of the eco-design, the dwellings do not strictly follow the existing character of properties in Charter Park in terms of their external appearance. 

Velux intends for this development to be an exemplar project that provides an environmentally sensitive template which can be replicated industry wide. As a substitution of house type, the proposed dwellings will be integrated with the existing local community, enabling future occupants to live and work in the same area, allowing the dwellings to be at the heart of a sustainable community. 

The intention is to offer an environmentally sensitive solution to development, using local materials and familiar roof forms to respond to the site conditions. An asymmetric pitched roof will offer a large surface for solar collection, enabling the development’s water to be heated by the sun’s energy facing an easterly aspect. A daylight factor of 5% is also achieved internally throughout the dwelling. This exceeds standards recommended in Code for Sustainable Homes by 250%, and follows ‘Active Housing’ principles. 

Internal living arrangement is largely open plan, with pod style enclosures for individual bedrooms. This design facilitates natural ventilation and passive solar gain, and enables secondary light to be borrowed by individual bedrooms maximising daylight factor in these living spaces. The open plan arrangement also enables the dwellings to be highly adaptable in accordance with Lifetime Homes Guidelines, and promotes natural surveillance on to surrounding public space. As a result, the proposed scheme significantly reduces its carbon footprint, and provides a natural healthy environment for its future occupants.

Of the two dwellings proposed, the larger dwelling is to the north. This dwelling will have four bedrooms and will be slightly larger in scale than the three bedroom property to the south. The four bedroom property will have a two storey garage element on the north elevation, which will contain space for the parking of two cars at ground level and a guest bedroom at first floor level. The east and west elevations of both properties will feature a high proportion of glazing to facilitate natural daylighting and solar gain. The applicant proposes to clad the exterior of the building with timber shingles to both the external walls and roof. 

It is proposed that the dwellings will be used as demonstration homes for a period of 6 months before being occupied for a further 12 months by a test family to enable the applicant to monitor the environmental performance of the dwellings for future research and development purposes. After this period the properties will then be sold on the open market. As a result, a Section 106 obligation will be required to ensure that the properties are sold on the open market once the monitoring period has ended. In addition, parking provision will be required to facilitate visitors to the site over the demonstration period for the development.

Any Constraints Affecting the Site

None.



	4.0
	Consultation and Customer Impact

	
	Environmental Health, KBC

Comments received from the Environmental Health department on 12th April 2010 raise concerns about the potential amount of noise generated by air source heat pumps, and the need for up-to-date information regarding the contaminated land status of the site. It is accepted that contaminated land issues can be dealt with by condition.

Neighbours

A letter of support received from the occupier of 52 Horse Fair Lane, Rothwell on 13th April 2010 provided the following concerns are overcome: Noise from construction of the development; a compound for the storage of construction materials; visitor parking; access and parking and landscaping issues must be overcome prior to the commencement of development.



	5.0
	Planning Policy


PPS22: Renewable Energy

Policy 7. Delivering Housing


Policy 10. Distribution of Housing

Policy 13. General Sustainable Development Principles

	Policy 14: Energy Efficiency and Sustainable Construction
Local Plan

Policy 35. Housing: Within Towns
SPG’s

Sustainable Design


	

	6.0
	Financial/Resource Implications

	
	Section 106



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1. Principle of Development

2. Design, Character and Appearance

3. Neighbouring Amenity

4. Highways and Parking

5. Environmental Matters

6. Sustainable Design

7. Crime and Disorder

8. Developer Obligations

1.
Principle of Development
National policy PPS3 encourages the re-use of land for housing within existing settlements where future occupants can benefit from the established services and public transport. Policy 9 of the North Northamptonshire Core Spatial Strategy 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 site in question is next to the site of two former shoe factories which have now been demolished, and whilst the application site itself has never been developed, the surrounding land to the west is ‘brownfield’ land. The application site does however benefit from planning permission to be developed as part of a larger, residential development by Bovis Homes comprising of 154 dwellings. This development has commenced, although the application site under consideration has remains undeveloped at this stage.

The existing planning permission for the surrounding site (KET/2006/00924) permits a detached dwelling on the application site with residential development surrounding it on all sides. A shared parking area is provided for housing to the north of the application site, with private parking spaces provided elsewhere. As such, the principle of development within this area has been firmly established.
The North Northamptonshire Core Spatial Strategy defines Rothwell as a ‘Growth Town’ and as such it is deemed to be a primary focus for development. The town is considered to be an appropriate location for this development, which is further strengthened by policy 35 of the 1995 Local Plan for Kettering Borough, as it supports the provision of housing within towns. 

With consideration to the development plan and other material considerations, the proposed development is considered acceptable in principle.

2.
Design, Character and Appearance

The two properties are part of the Velux Model Home 2020 project; a pan-European project which seeks to demonstrate that modern eco-friendly housing technology can work anywhere and can be rolled-out to mass market housing developers. The technology is new and the scheme is ambitious. In order to provide modern, light, well-ventilated and energy efficient housing, innovative design is necessary.

The external appearance is a result of a design approach that is focused upon achieving zero-carbon dwellings. The external design of the building therefore deviates from the existing built form in the surrounding area (as built out or as approved and subject to implementation under permission KET/2006/0924), and is largely justified by the environmental performance of the building which seeks to achieve Code Level 4 under the Code for Sustainable Homes standard, and zero carbon home standards through 30% carbon off-setting.

Although the main impetus of the design is to achievable a high level of environmental performance, the proposed scheme has sought to respond to the scale and mass of the proposed dwellings surrounding the application site already approved under planning permission KET/2006/0924 and follows the building line and roof ridge height of the approved neighbouring properties, maintaining enclosure and providing a clear distinction between public and private space. 

The use of timber shingles to clad the external surface of the two dwellings to the wall and roof areas will enable the development to blend in with the neighbouring properties, and soften its appearance against landscaping retained adjacent the site. However, as a result of shingle being used on both the wall and roof areas, the two surfaces will be largely indistinguishable. Fenestration and solar collectors will therefore be important in introducing variety to the east and west elevations, although variations in shingle size is likely to add further fine grain detail to the finished scheme. As a result, the proposed scheme is considered to be beneficial to visual amenity of the area, and the unconventional design will enhance overall legibility of the wider development.

Subject to conditions securing performance of the scheme to at least code level 4 standard under the Code for Sustainable Homes; Condition securing the use of window details already submitted; and a condition requiring further details to be submitted for approval regarding the colour, finish and size of external materials to be used, the innovative design and appearance is considered acceptable and in accordance with the aims of PPS1, Policy 2 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.
3.
Neighbouring Amenity

The site will be surrounded by residential use as the remainder of the Bovis site is built out. A detached dwelling is approved that will be situated to the south of the proposal. A ‘Coach House’ and three further terraced dwellings are also approved for the north of the application site. A coach house and shared parking area is also located to the east of the site. This proposal responds to the existing scale and layout of the development (in terms of building line and plot size). As a result, the proposed scheme will not have any significant adverse impact on the neighbouring occupants in terms of design being considered overbearing in nature, or potential for overshadowing or loss of privacy. This is in part due to the design of the rear sloping elevation which also enhances access to natural light to the rear of the proposed and neighbouring properties.

A small secondary window is proposed for the southern (side) elevation of the three bedroom property at second floor level, serving a bedroom.  Due to its location on a flank wall, this window is not considered to lead to an unacceptable or significant loss of privacy through overlooking, as the only amenity space overlooked is that of a small front garden serving plot 87 (KET/2006/0924). Due to the oblique angle (both horizontal and vertical) privacy of habitable rooms is unlikely to be affected.

On the northern elevation of the four bedroom property, two side windows are proposed. These will look onto the shared parking court, and a blank elevation of the approved ‘Coach House’. Therefore no overlooking or loss of privacy will be experienced by neighbours facing this elevation. The fenestration on both the front and rear elevations (west and east) will not result in a detrimental impact upon the amenity of future neighbouring occupants given that the front of the property overlooks a line of trees and the rear windows are at least 20 metres from the nearest approved properties to the east. 

Comments have been made by Kettering Borough Council Environmental Health  Department regarding noise generated from the proposed air source heat pumps, which could have a significant adverse affect on neighbouring amenity if noise generated by their operation exceeds background noise levels. A condition is therefore proposed to deal with this issue.

In addition to the above, neighbour concerns have been raised regarding potential noise during the construction of the development, the provision of a compound for the storage of construction materials, visitor parking, access and parking for the dwellings and landscaping of the site post-construction.  Construction noise can be controlled by environmental health legislation, and in accordance with PPG24 should not be duplicated through the use of further planning controls.

With regard to on site storage during construction, the applicant is likely to utilise the existing construction storage compound used for the surrounding Bovis development, and is not considered to be a matter requiring additional control. Visitor parking during the demonstration phase of the scheme will be addressed through a separate S106 obligation, and impacts on privacy are considered acceptable as works to the existing tree belt to the west of the application site fall outside of the defined location plan.  However, as no landscaping details have been submitted with the application, a condition requiring a scheme to be submitted for approval is recommended. Subject to the aforementioned conditions, the proposal is considered accord with the aims of policy 13 of the North Northamptonshire Core Spatial Strategy, and acceptable in terms of its impact on neighbouring amenity.

4.
Highways and Parking

PPG 13 states that there should be no minimum parking standards, and maximum parking standards should apply to prevent over-provision of parking. Discretion should be applied to parking provision on small scale developments. This aim is translated into policy 48 of the East Midlands Regional Plan. It is noted that maximum parking standards previously published in PPG13 have not been saved by the PPS4 which supersedes relevant parts of PPG13. 

Two parking spaces clear of the highway are shown for each of the two dwellings. The spaces for the four bedroom property are provided internally within the two storey side extension on the northern elevation. The two parking spaces intended for use by the occupants of the three bedroom property are external spaces located at the front (west) of the property.  To ensure that adequate parking provision is provided on site and the environmental performance of the buildings is not affected by alterations to the garage, it is recommended that parking provision is secured by condition. 

The main access utilises the access approved under application KET/2006/0924, and is of an acceptable width, although pedestrian visibility splays are required by Grampian condition to secure highway safety at the junction with Horse Fair Lane prior to use of the buildings commencing. There is scope for improving the vehicular access and turning provision within the site as part of the overall design of the scheme, however, vehicle manoeuvring occurs in excess of 10m clear of the highway and therefore does not pose a risk to safety within the highway. On this basis, subject to the aforementioned condition the proposed development is considered to be in accordance with policy 48 of the East Midlands Regional Plan and criteria ‘D’ and ‘N’ of policy 13 of the North Northamptonshire Core Spatial Strategy and acceptable.

In addition to the above, in order to mitigate against a temporary increase in demand for parking as a result of the 6 month demonstration period a Section 106 obligation is required to secure the shared parking area to the north of the four bedroom property to be used specifically for the provision of additional temporary parking space during the demonstration period. 
5.
Environmental Matters

The underlying geology across Northamptonshire commonly presents unacceptable levels of naturally occurring arsenic and other forms of contamination. Therefore a contamination condition is proposed in accordance with national Planning Policy Statement 23: Planning and Pollution Control (PPS23).

Adverse affects of noise arising from air source heat pumps has been addressed under section 3 of this report, and a condition is recommended to address noise issues. Subject to conditions relating to contaminated land issues and noise, the scheme is considered acceptable and in accordance with the aims of Policy 13: General Sustainable Development Principles (North Northamptonshire Core Spatial Strategy), PPS 23 and PPG24.

6.
Sustainable Design

Policy 14 of the North Northamptonshire Core Spatial Strategy requires that development meets the highest possible 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. The Sustainable Design SPD reinforces these principles and the applicant has demonstrated the high performance of the proposal against the Sustainable Design Checklist. The applicants’ ambitions for this development are to achieve an exemplar scheme in terms of its environmental credentials. The design, as assessed by the Checklist, is sustainable and the proposed solar collectors, air source heat pumps and biomass burners will further reduce the environmental impact of the proposed dwellings.

The submitted Sustainability Appraisal and Energy Statement states that the proposal will achieve Code for Sustainable Homes Level 4 and that these properties will fall within the definition of a zero-carbon home proposed by the government’s 2016 zero-carbon homes policy (not yet adopted), as the renewable energy element will be supplemented by a 30% off-site provision. Subject to proposed renewable energy / energy efficient technologies being fully implemented, the proposal satisfies policy 14 of the North Northamptonshire Core Spatial Strategy and the Sustainable Design SPD. A condition to secure the environmental performance of the scheme is therefore recommended to ensure that this is achieved.
7.
Crime and disorder

The proposed development follows the existing building line of development approved under application KET/2006/0924, and provides a clear distinction between public and private realm. The high level of glazing and open plan layout of the development facilitates natural surveillance onto the street, reducing the likelihood of perceived fear for crime. Windows to the flank walls, particularly to the north, also provide additional natural surveillance to the proposed shared parking area, and the creation of an additional dwelling will intensify street activity to the front of the site. The high quality design is not considered to detract from the quality of the area, and collectively should have a positive impact on reducing crime and disorder in the area. The proposal is therefore considered to be in accordance with the aims of Policy 13: General Sustainable Development Principles (North Northamptonshire Core Spatial Strategy). 
8.
Section 106 Obligation

A Section 106 obligation will be required to secure the following:

· The provision of the shared parking area to the north of the 4 bedroom property to be used by visitors during a demonstration period which will be carried out for approximately 6 months.

· A legal agreement to require the properties to be sold on the open market once the demonstration and monitoring period has terminated (after approximately 18 months).



	
	Conclusion

The proposal complies with national, regional and local planning policy and its high standard of design in terms of sustainability and environmental impact is considered to make a positive contribution to the local and wider area. The appearance of the buildings are considered to be acceptable within the local context, subject to environmental performance of the buildings being achievable, and the scheme will improve overall legibility of the area providing an additional landmark within the existing development.

Highway matters relating to the site comply with national, regional and local planning objectives subject to condition controlling visibility splays. Neighbouring amenity with respect to privacy, access to natural light, and noise is also considered acceptable. 

In recommending this application for approval, consideration is given to the fact that the scheme also allows for research and development to improve and develop sustainable technologies for use in mass market housing developments. As a material consideration, significant weight is also given to the national and European importance of the scheme. Considered together with all other materials considerations, subject  to the imposition of suitable conditions as discussed within the report, and the completion of a Section 106 obligation, the application is  recommended for approval
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