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	  Ironwood Avenue (Land off),  Desborough


	RECOMMENDATION:
	APPROVED, subject to a S.106 OBLIGATION  being entered into, and to the following conditions:-


The proposal is in accordance with national and local policies as set out in Planning Policy Statements/Guidance Notes 1, 3, 9, 13, 17, 22, 23, 24 and 25, Policies 2 and 48 of The East Midlands Regional Plan, Policies 1, 5, 6, 7, 9, 10, 13, 14 and 15 of the North Northamptonshire Core Spatial Strategy, and Policies 35 and 39 of the Local Plan for Kettering Borough.  The proposal is also in accordance with adopted Supplementary Planning Documents 'Sustainable Design' and 'Open Spaces'. There are no material considerations that indicate against the proposal.

	
	


Subject to the following conditions/for the following reasons:
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.
No development shall take place on site until details of the method of construction of the means of access have been submitted to and approved in writing by the Local Planning Authority. The agreed details shall be fully implemented before the use hereby permitted is commenced, or the building is occupied, whichever is the sooner. 

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

3.
Prior to the commencement of development a scheme for the provision of the surface and waste water drainage shall be 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. 

REASON:  To prevent pollution of the water environment in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy and PPS25.

4.
The development hereby permitted shall only be carried out in accordance with the approved Flood Risk Assessment undertaken by Michael Thomas Consultancy LLP (reference 1036/09 Rev B) and the applicant shall confirm completion of the approved scheme to the Local Planning Authority within one month thereof. 

REASON: To reduce the risk and impact of flooding in accordance with the aims of PPS25.

5.
Prior to the commencement of the development hereby approved 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 first occupation of each phase 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.

6.
Prior to the commencement of the development hereby approved a scheme showing the 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) for both the housing element and leisure centre shall have been submitted to and approved in writing by the Local Planning Authority. The works approved shall be carried out in the first planting and seeding seasons following occupation of the first dwelling and leisure centre respectively, 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. 

REASON:  To improve the appearance of the site in the interests of visual amenity and in the interests of planning out crime in accordance with policy 13 of the Local Plan for Kettering Borough.

7.
The leisure centre hereby approved shall not be occupied until the approved scheme for boundary treatment (Drawing number: 4056-SK100 Rev 0) has been fully implemented in accordance with the approved details. 

REASON:  In the interests of the amenities and privacy of the neighbouring properties and in the interests of planning out crime in accordance with policy 13 of the Local Plan for Kettering Borough.

8.
Development on land affected by contamination: 

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 conditions 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 condition 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,        

• ground waters and surface waters,        

• ecological systems,        

• archaeological 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 condition A, and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of condition 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 condition C.   

E. Long Term Monitoring and Maintenance  

A monitoring and maintenance scheme to include monitoring the long-term effectiveness of the proposed remediation over a period to be agreed in advance, and the provision of reports on the same must be prepared, both of which are subject to the approval in writing of the Local Planning Authority.  

Following completion of the measures identified in that scheme and when the remediation objectives have been achieved, reports that demonstrate the effectiveness of the monitoring and maintenance carried out must be produced, and submitted to the Local Planning Authority.  This must be conducted in accordance with DEFRA and the Environment Agency’s ‘Model Procedures for the Management of Land Contamination, CLR 11’.  

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 commence on site until an Ecological Management Plan has been submitted to and approved in writing by the Local Planning Authority. No development will take place other than in accordance with the approved details. 

REASON: In the interests of biodiversity in accordance with the aims of policy 13 of the North Northamptonshire Core Spatial Strategy.

10.
Prior to the commencement of the development hereby approved a scheme for the sound insulation of the proposed residential development to mitigate against the impact of noise, including vibration, from the external areas of the leisure centre and the existing electrical substation shall be submitted to and approved in writing by the Local Planning Authority. No development shall take place other than in accordance with the approved details and they shall be retained thereafter. 

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

11.
The leisure centre development hereby permitted, specifically Phases 1 and 2, shall not be carried other than in accordance with the approved plans and details shown on drawing numbers:

- Elevations as Proposed (Phase 1) - 4056-SK102 Rev E - 31/03/10;

- Phase 1 Plan as Proposed - 4056-SK101 Rev F - 31/03/10;

- Elevations as Proposed - 4056-SK105 Rev C - 31/03/2010;

- Site Plan as Proposed (Phases 1 & 2) - 4056-SK100 Rev K - 13/01/10;

- Landscape Concept - L1092-01a Rev D - 14/04/10;

Nor shall it be carried out other than in accordance with the details of materials submitted on 22/03/10 and the Security Statement submitted on 31/03/10.

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

12.
For each proposed phase and the housing element; 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 residential amenity in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

13.
For each proposed phase; before the development hereby permitted is first occupied or used, space for the loading, unloading parking and manoeuvring of vehicles shall be provided within the site in accordance with the approved plans and shall thereafter be retained and kept available for such purposes. 

REASON:  In the interests of highway safety in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

14.
For each proposed phase; prior to the commencement of the development hereby approved a scheme demonstrating how the development will incorporate techniques of sustainable construction and energy efficiency, provision for waste reduction and recycling and provision for water efficiency and recycling shall have been submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be carried out in accordance with these approved details. 

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

15.
For each proposed phase; prior to the commencement of the development hereby approved a scheme for the noise insulation of the leisure centre buildings and associated external plant has been submitted to and approved in writing by the Local Planning Authority. No development shall take place other in accordance with the approved details and they shall be retained thereafter. 

REASON: To prevent an increase in background noise levels and to protect the amenity of neighbouring residents in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

16.
For each proposed phase; any floodlighting on the site shall not be illuminated outside the hours of 9am and 10pm.

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

17.
No construction of any houses 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 North Northamptonshire Core Spatial Strategy.

18.
Parking for dwellings hereby approved shall be provided in accordance with the approved plans prior to first occupation of each house and shall be retained for such use thereafter. 

REASON:  In the interests of highway safety in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

19.
No construction of any houses shall commence until a scheme demonstrating how the development will incorporate techniques of sustainable construction and energy efficiency, provision for waste reduction and recycling and provision for water efficiency and recycling shall have been submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be carried out in accordance with these approved details. 

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

Notes (if any)

This planning permission is subject to "pre-commencement" conditions which require details/drawings to be submitted to and approved in writing by the Local Planning Authority before ANY development may lawfully commence.  Any development commenced in breach of these "pre-commencement" conditions will be unauthorised, a breach of planning control, and liable to immediate Enforcement and Stop Notice action.

Officers Report

	3.0
	Information

	
	Relevant Planning History

KET/2003/0127 – Variation of condition 7 of KET/1999/0754 to allow for a revised street layout  – Approved on appeal. A Unilateral Undertaking was entered into by the applicant to safeguard the obligations entered into through a S106 Agreement as part of KET/1999/0754

KET/1999/0754 – Outline Application for residential, leisure and country park – Approved by the Secetary of State, after the original decision to refuse the application was appealed.

Site Description

The application site is situated to the north side of Desborough town centre within The Grange housing estate. The site is bordered on its North and Western sides by residential development and to the South is an area of open space and old railway line. The site slopes from the North to South towards an area of land known as ‘The Plens’. Access to the site is gained from Ironwood Avenue, which is situated off Harrington Road.

Proposed Development

The proposal is a full application for the development of a Class D2 Leisure and Sports facility and 13 affordable housing units, comprising 1 no. 1 bed flat, 8 no. 2 bed flats and 4 no. 3 bed flats incorporated within 5 no. two storey buildings.  The Leisure Centre is proposed to be built in two phases.  The first phase comprises the provision of an entrance lobby/refreshment area, four badminton court sports hall, a gymnasium for fitness equipment, changing rooms, a Local Equipped Area for Play (LEAP), Neighbourhood Area for Play (NEAP), a Multi Use Games Area (MUGA) and parking provision.  Phase two of the proposed scheme will provide additional changing rooms, two squash courts, a fitness room, further car parking provision, and two junior football pitches.

Amended plans revising the layout of the housing layout, including the position of the buildings and the access, parking and manoeuvring space were received on 11.01.2010. A revised Flood Risk Assessment was received on 16.12.2009.

Since the application was considered by Committee on 02.03.2010, additional information has been secured from the applicant with regards to a refreshment area. This has led to amendments to the elevations and layout of the leisure centre building, and amended plans for the wider site. Furthermore, additional information regarding materials, hard surfacing, lighting, boundary treatments and security measures have been submitted to the Council, and now form part of the proposals.

Any Constraints Affecting the Site

None



	4.0
	Consultation and Customer Impact

	
	Neighbours

Responses have been received from residents in the area, detailing a range of concerns. The issues raised were as follows:

- Suggestion that existing leisure facilities in Desborough should be improved, rather than new ones built.

- The leisure centre should be of a like for like nature with the existing facilities in Desborough

- Surrounding roads should be made ‘resident permit parking only’ so as to ensure that no one parks there when using the leisure centre

- Traffic calming measures are necessary in the surrounding road network

- Question whether parking provision for the leisure centre element is sufficient

- The lighting scheme must respect the amenity of surrounding properties

- Opening hours should be consistent with the impact of noise on neighbouring properties

- The housing element would impact upon the amenity of existing properties

- The loss of open space and resultant impact upon the amenity of the existing population in terms of health and well-being needs to be addressed

Crime

- The parking area for the leisure centre could become a hotspot for antisocial behaviour

- The pathway between the new and existing houses could provide a place to hide for muggers, etc

- There has been a lack of consultation on what is actually needed by the existing community

- Football pitches should be multi-use pitches suitable for other sports like hockey

Housing

- There should be tennis courts included in the scheme

- Social housing provision in the area is sufficient already, so why does the application provide 13 new social houses?

- The Ecological Survey is inadequate as it does not mention wild orchids (photographic evidence provided of orchids on the site)

Anglian Water

No objection subject to a condition ensuring no development within 15 metres of the pumping station towards the East of the site. Also suggest a range of informatives to be included on any approval notice

KBC Community Services

No objection. Require Section 106 contributions totalling £2,388 

Environmental Health

No objection. Recommend conditions to address concerns relating to lighting, noise, and land contamination

Northamptonshire Police

No objection. Recommend conditions relating to security measures

Sport England

No objection. Recommend conditions relating to construction techniques and phasing

Education

No objection. Require Section 106 contributions totalling £4,907 

Natural England

No objection. Recommend a condition requiring a scheme for mitigation should

Reptiles be discovered prior to or during construction. Advise that lighting should, where possible, be of a low level and directional to ensure that wildlife in the surrounding area is not adversely impacted upon 

Wildlife Trust
No objection. Recommend condition relating to landscaping

Environment Agency

No objection. Recommend conditions relating to the flood risk and drainage

Highway Authority

No objection, Recommend conditions relating to access, parking and visibility splays

Desborough Town Council

Objection. Desborough Town Council object as summarised:

- The leisure centre should be of a like for like kind to that existing in Desborough

- Question why the housing is part of this application when the leisure centre was part of the original Grange application. Consider that it should form a separate application.

- If housing is to be retained, then why is it entirely affordable in nature? Isn’t this against planning policy which requires such housing to be ‘pepper-potted’ around development?

- There is insufficient information within the application and supporting documentation on transport issues, the energy efficiency of the leisure centre, the exact phasing details, and matters related to noise pollution.

- Lack of consultation. Desborough Town Junior Football Club need pitches at the new leisure centre as soon as the Hawthorns Leisure Centre closes. Consider this application represents a missed opportunity to provide a social area for all of Desborough’s sports clubs to utilise.

- Is the size of the leisure centre, and the facilities on offer within and around it sufficient to accommodate the increased population of Desborough?

These points are addressed in greater detail within Section 7.0 of the report.



	5.0
	Planning Policy

	
	National Policies

PPS1. Delivering Sustainable Development

PPS3: Housing

PPS9. Biodiversity and Geological Conservation

PPG13. Transport
PPG17. Planning and Open Space, Sport and Recreation

PPS22. Planning and Renewable Energy

PPS23. Planning and Pollution Control

PPG24. Planning and Noise

PPS25. Development and Flood Risk

East Midlands Regional Plan

Policy 2. Promoting Better Design
Policy 48. Regional Car Parking Standards

North Northamptonshire Core Spatial Strategy

Policy 1. Strengthening the Network of Settlements

Policy 5. Green Infrastructure

Policy 6. Infrastructure Delivery and Developer Contributions

Policy 7. Distribution of Housing

Policy 9. Distribution & Location of Development 

Policy 10. Distribution of Housing

Policy 13. General Sustainable Development Principles

Policy 14. Energy Efficiency and Sustainable Construction

Policy 15. Sustainable Housing Provision

Local Plan for Kettering Borough

Policy 35. Housing: Within Towns

Policy 39. Housing: Affordable Housing

SPDs

Sustainable Design – February 2009
Open Spaces – September 2008



	6.0
	Financial/Resource Implications

	
	Sections 106 Agreement required in order to secure contributions towards/provision of the following:

- Education: £5,636

- Libraries: £2,272

- Fire and Rescue: £1,118

- Affordable Housing: 100%



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

A. Principle of Development

B. Design and Character 

C. Housing 

D. Crime and Disorder

E. Amenity

F. Highways Matters

G. Environmental Considerations

H. Ecological Considerations

I. Energy Efficiency and Sustainable Construction

J. Developer Contributions

A. Principle of Development

The site benefits from an extant planning permission as part of the wider ‘Desborough Grange’ site through planning permission KET/2003/0127, which was a S.73 (Variation of Condition) application linked to KET/1999/0754, the original outline application. Thus the use of the land is considered to be for residential, leisure and country park as a result of this. This is a material planning consideration, and as such due weight needs to be attached to it.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires local planning authorities to determine planning applications in accordance with the Development Plan unless material planning considerations indicate otherwise. 

National policy in the form of PPS1 promotes the sustainable use of brown field land, highlighting the importance matters of design, amenity, highways and environmental considerations play in achieving this. PPG17, meanwhile, promotes the use of sport and recreational facilities to support the regeneration of urban areas, linking this aim with the promotion of social inclusion and community cohesion. PPG17 also focuses on the importance of sustainable development, highlighting that new development should be supported by the provision of new and improved facilities. PPS3 encourages the use of land within existing settlements where future occupants can benefit from established amenities and public transport. 

Policies 1 and 9 of the North Northamptonshire Core Spatial Strategy indicate that Desborough is a ‘Smaller Town’ and therefore should provide a secondary focal point for development and that this development will be specifically within urban areas. Policy 6 of the CSS states that this development, and indeed all new development, will be supported by the timely delivery of infrastructure, services and facilities. This is necessary to ensure the sustainability of existing and future communities is safeguarded. 

Policy 13 of the CSS requires that new development meets the needs of existing and future populations, raises standards across the borough, and protects assets; be they historical, cultural, environmental, or related to infrastructure. This is to be achieved through development:

· that is suitable in terms of design, scale, type, and positioning; 

· that respects the character of the surrounding area; 

· that forms a suitable relationship with the highway network; 

· that does not detrimentally impact upon the amenity of existing or future occupiers of adjoining properties;

· that conserves and enhances the environment and biodiversity that does not cause a risk to the quality of underlying groundwater or surface water, or increase the risk of flooding

Policy 14 of the CSS establishes the need for new development to incorporate techniques of sustainable construction and energy efficiency.

It is considered that the application is supported by a weight of local, regional and national planning policy and is acceptable in principle. Further detailed matters are discussed below.

B. Design and Character 

The leisure centre design is stark in its difference to the prevailing design on the housing development that surrounds it on three sides. It is considered, however, to be something of a landmark building. The choice of materials to be used - aluminium roofing panels, a combination of aluminium curtain walling and a type of composite cladding panel, and glass – contrast with the residential development that surrounds the site. However, given the functional nature of the building, they are considered to be entirely appropriate. Furthermore, the precise detail of materials, including colours, can be controlled by a suitably worded condition; one is proposed as a result. Indeed the level of design far exceeds that of many existing leisure centres, which, according to Sport England, have tended to appear utilitarian and almost warehouse-like. Phase 1 of the leisure centre, which would act as a stand alone building until phase 2 is begun, is considered to be acceptable in terms of design. It comprises the Western ‘Wing’ of the whole building, with the sports hall, changing rooms, entrance lobby, refreshment area, fitness room and equipment stores encased within. It is considered that the leisure centre building, with appropriate conditions in place, meets the design-led criteria of policy 13 of the North Northamptonshire Core Spatial Strategy.

The relative impact of the LEAP, NEAP and MUGA on the character of the site and surrounding area is negated somewhat by the construction of a large leisure centre directly next to them It seems logical that a leisure centre would have subsidiary and complementary facilities such as these surrounding it. 

The housing scheme originally submitted with the application was considered to be unacceptable for a number of reasons. Firstly, the orientation of the dwellings afforded the wider leisure centre site little or no surveillance, and certainly none from active frontages. The number of parking spaces for the houses seemed excessive, and led to a number of properties having ‘back to back’ parking spaces, which are not acceptable on such a large scale. Finally, the use of a roundabout to allow turning within the housing site may well have been acceptable from a highways perspective, but it was considered to be an inefficient use of land, and the ‘amenity space’ provided within the middle of it was neither safe nor particularly user-friendly. Concern was expressed on the layout from a number of sources, notably the Highway Authority, the Police and Desborough Town Council. Subsequently, the applicant has revised the scheme to the one now proposed. This redrafting has been done in conjunction with the Council and the Highway Authority, and has been widely consulted upon. It is considered that the revised scheme meets the concerns originally raised, and indeed the objections received from the Highways Authority and Northants Police on the original scheme have now been withdrawn.

The impact of the entire site, meaning both the housing and leisure centre elements, on the character of the surrounding area is an important consideration. The topography of the land, coupled with the planned levelling-off required, will mean that the site exists on something of a plateau and would not be visible from great distances as a result of the built form around it. The leisure centre is intended to be prominent. It is considered that the Southern elevation of the leisure centre is the most interesting and eye catching of the four sides. The mix of unusual roof angles, heights, and materials, coupled with the range of glass, aluminium curtain walling and composite cladding will ensure that the building forms an intriguing addition to Desborough’s sky line.

The proposed development performs well against Building for Life criteria and the Council’s Sustainable Design SPD and this has been demonstrated in the submitted Sustainability Statement and Energy Assessment and Statement. 

It is considered, as a result of the above, that the proposals meet the requirements of Policy 13 of the North Northamptonshire Core Spatial Strategy in so far as they relate to matters of design and character.
C. Housing
According to the Housing Statement submitted in support of the application:

“It is the intention for all dwellings to be delivered by Mulberry Partnerships in association with a Management Partner RSL. All dwellings proposed are all Affordable, all Rented tenure given the small development size, as discussed with Kettering Borough Council Housing Strategy and in line with RSL preference within the current Housing climate...the scheme focuses upon 2 to 3 bedroom (small to medium size) family housing, avoiding flats”.
Concerns have been raised in respect of providing solely affordable housing as opposed to a mix of market and affordable units, most notably from Desborough Town Council and Neighbours.  This concern is noted, however, given the location of the proposed scheme and its relationship with the surrounding Grange development, it is appropriate in this instance not to look at the application site in isolation but take into account the Grange in its entirety.  The size of the Grange development is considerable and provides an array of housing types, tenure and mix.  The provision of 13 affordable units is an appropriate inclusion to the existing mix, widens opportunities for home ownership in the local area and contributes to the creation of mixed communities as part of the wider Grange development.  This is in accordance with strategic housing policy objectives set out within PPS3 and complies with Policy 15 of the CSS.
D. Crime and Disorder

The amended layout has been designed so as to present active frontages to public areas including highways and this will provide a good level of natural surveillance acting as a deterrent to crime and anti-social behaviour. The scheme offers a clear distinction between public and private space, and a condition will require the submission of boundary treatments and landscaping within the site to further improve this relationship and improve security.

E. Amenity

There are two areas to consider within this section; firstly whether the residential properties proposed offer a sufficient level of outdoor amenity space, and safeguard against overlooking, loss of light, etc; and secondly, whether the proposals in their entirety will detrimentally impact upon the existing residential properties to the North and West of the site in a sufficient manner to warrant refusal of this application. 

Policy 13 of the North Northamptonshire Core Spatial Strategy clearly identifies residential amenity as an essential consideration. It establishes that loss of light and overlooking need to be assessed when considering new residential development. 

The proposed housing to the West of the overall site does not raise any concerns relating to amenity. There will be no overlooking of private amenity space or into habitable rooms; either on the site itself, or to the existing housing that adjoins the site on the Western and Northern boundaries. Furthermore, there will be no loss of light as a result of the housing, as the proposals are sufficiently distant (20 metres at the nearest point) from existing dwellings to ensure that existing levels of sunlight into habitable rooms is maintained.

In terms of the leisure centre’s impact on the existing residential population of the Grange to the North and the West, it is considered that with appropriately worded conditions being attached to any approval, the application would not represent an unacceptable form of development from an amenity perspective. Kettering Borough Council’s Environmental Health Department originally expressed concern about the level of information provided by the applicant with regard to lighting and noise, and then how this has impacted upon the intended opening hours. The concern being that if this issue was not considered, then surrounding properties’ amenity would be affected in a sufficiently detrimental fashion to warrant refusal of the whole scheme. 

Since receiving the initial consultation response, the applicant has submitted their intended hours of opening (detailing the different times for the leisure centre itself, the MUGA and the outdoor football pitches – 8am – 11pm, 8am – 10pm, and during daylight hours respectively), as well as providing a lighting scheme for Phase 1 and the housing element and boundary treatments for the whole site. With this further information being supplied, Environmental Health have agreed that appropriately worded conditions related to the insulation of buildings and external plants, an acoustic impact assessment, and opening hours would suffice to ensure that the lack of information within the application could be satisfactorily addressed. 

F. Highways

The advice given by the Highways Authority is that no sufficiently detrimental impact can be expected to warrant refusal of the application. Further detail will be secured in relation to hard surfacing materials, and to secure the continued use of the proposed parking spaces.

The housing layout is considered to be acceptable from a highways perspective, and initial concerns relating to ‘tandem’ parking arrangements have been addressed by the amended layout received on 11.01.2010. The level of parking is in keeping with the aims of policy 48 of the East Midlands Regional Plan and PPG13 which establish a maximum-standard approach to parking provision.

It is considered that the proposals meet the requirements of policy 13 of the North Northamptonshire Core Spatial Strategy in so far as they relate to highways matters.

G. Environmental Considerations

PPS23 suggests that development for a sensitive use such as residential schemes which this development comprises should adopt a precautionary principle in respect of potential contamination issues.  The Council’s Environmental Health department has noted that the underlying geology of the area exhibits unacceptable levels of naturally occurring arsenic.  A condition is therefore attached which requires investigation and remediation measures to be carried out on site. 

PPS9 states that development plan policies and planning decisions should be based on up to date information about the environmental characteristics of their areas.  This should include the relevant biodiversity and geological resources of the site.  Planning decisions should aim to maintain, enhance, restore or add to biodiversity levels.  When considering proposals, local planning authorities should maximise opportunities, building in beneficial features as part of good design.  The Wildlife Trust has raised no objections to the proposed application on ecological grounds; however, they have suggested the requirement of an Ecological Management Plan as a condition to provide conservation management and monitoring of the biodiversity assets of this particular site during site clearance.

PPS25 – Development and Flood Risk states that undeveloped sites such as this one generally rely on natural drainage to convey or absorb rainfall.  The effect of development is generally to reduce the permeability of at least part of the site.  The effective disposal of surface water from development is a material planning consideration in determining proposals.  The application site lies within Flood Zone 1 as defined by PPS25 and as such has a low probability of flooding.  However, the proposed scale of development may present risks of flooding on site and/or off site if surface water run off is not effectively managed.

The revised Flood Risk Assessment submitted on 16.12.2009 has been assessed by the Environment Agency and based upon that document, the EA do not object to the scheme. They recommend that a condition securing development to be in accordance with the revised FRA and another securing a drainage strategy be included with any approval.

H. Ecological Considerations

A Biodiversity and Protected Species Appraisal has been submitted in support of this application to establish the presence of wildlife within the site, specifically any protected species. This appraisal concludes that the development proposals do not impact upon the woodland and scrub area to the South of the site. However, the protected species survey identified low level bat activity on this parcel of land, but no activity over the site itself. The appraisal recommends that conditions are placed on any approval with regard to an Ecological Management Plan to ensure against disturbing nesting birds and reptiles.

I. Energy Efficiency and Sustainable Construction

The applicant has submitted an Energy Assessment and Statement as well as a Predictive BREEAM Bespoke Assessment and Output indicators (for the Leisure Centre element). These documents provide a great deal of information and outline the considerations leading to the energy efficiency and sustainable construction techniques adopted. Policy 14 of the CSS states that developments should meet the highest viable standards of resource and energy efficiency and reduction in carbon emissions. All developments should incorporate techniques of sustainable construction and energy efficiency, provide for waste reduction/recycling and water efficiency and recycling. While the submission makes reference to these matters, they read as aspirational statements with no clear or definitive methods identified. It is therefore appropriate to attach a condition requiring further details for implementation.

Furthermore, developments involving 10 dwellings or more should demonstrate that at least 10% of the demand for energy will be met on-site and renewably and/or from a decentralised renewable or low-carbon energy supply. The application has not achieved this requirement, as it only provides for 10% of the demand for energy from the Leisure Centre, rather than the whole site, and therefore a further condition to address this is attached.
J. Developer Contributions

Developer obligations can be secured under S106 of the Town and Country Planning Act in order to overcome inadequacies in local infrastructure and services that would otherwise result in the refusal of planning permission.

The contributions being sought are:

- Education: £5,636

- Libraries: £2,272

- Fire and Rescue: £1,118

- Affordable Housing: 100% (In accordance with the submitted Housing Statement)

These contributions are considered adequate to mitigate the pressures upon local infrastructure.



	
	Conclusion

The application is considered to be in conformity with the Development Plan, and there are no material planning considerations that would indicate against refusal. It is recommended that the Committee approve this application, subject to the conditions attached.
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