BOROUGH OF KETTERING

	Committee
	Full Planning Committee - 22/06/2010
	Item No: 5.1

	Report Originator
	Michael Boniface
	Application No:

KET/2010/0200

	Wards Affected
	Pipers Hill
	

	Location
	Tresham Institute Of Further And Higher Education, Windmill Avenue, Kettering

	Proposal
	Two storey building to provide additional education facilities

	Applicant
	Tresham Institute Of Further And Higher Education


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 on or before 28 June 2010, and to the following conditions or refuse if not completed by that date.
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 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.

3.
The landscaping scheme illustrated in drawing 388/002 rev. PL1 and received by the local planning authority 29th March 2010 shall be carried out in the first planting and seeding seasons following the occupation of the building.  Any trees or plants which, within a period of 5 years from the date of planting, die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species.

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

4.
There shall be no additional 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 amenities of the area and adjoining residential properties in particular in accordance with policy 13 of the Core Spatial Strategy for North Northamptonshire.

5.
The facilities hereby permitted shall not be open to the public before 08.00 hours or remain open after 22.00 hours.

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

6.
The building hereby approved shall be constructed in accordance with the submitted information so as to achieve a BREEAM rating of 'very good'.

REASON:  To clarify the terms of the permission and to ensure high levels of energy efficiency and sustainable construction in accordance with policy 14 of the Core Spatial Strategy for North Northamptonshire.

7.
Notwithstanding the details submitted within the report ‘Sustainability – Supporting Financial Statement’, the development hereby approved shall generate a minimum of 10% of its onsite energy requirements using Solar Thermal Panels in accordance with section 5 of the submitted Planning Statement.

REASON:  To clarify the terms of the permission and to ensure appropiate levels of energy efficiency in accordance with policy 14 of the Core Spatial Strategy for North Northamptonshire.

8.
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. 


9.
The building hereby permitted shall not be occupied until details of a ventilation and filtration system for the extraction and disposal of cooking odours has been submitted to and approved in writing by the Local Planning Authority.  The use hereby permitted shall not commence until the approved details have been fully implemented.

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

10.
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 premises 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 storage and collection 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 facilities 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 thereafter.

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



	Notes (if any) :-

	· NONE


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, 4 13, 22 and 23, Policies 1, 2, 39 and MKSM Northamptonshire 4 of The East Midlands Regional Plan, Policies 6, 8, 13 and 14 of the North Northamptonshire Core Spatial Strategy and adopted supplementary planning document 'Sustainable Design'.  There are no material considerations that indicate against the proposal.

Officers Report

	3.0
	Information

	
	Relevant Planning History

KET/2009/0093 – Construction of new building to be used as an extension to the current education facility – APPROVED 22/05/2009

KET/2008/1007 – Artificial grass pitch and associated flood lighting – APPROVED 18/02/2009

KET/2005/0500 – Approval of Reserved Matters: Demolition of exisiting building and replacement with 13,000sq.m of education buildings and associated works – APPROVED 23/08/2005

KET/2004/0328 – Outline: Demolition of existing building to provide 13,000sq.m of educational buildings and associated works – APPROVED 25/06/2004

Site Description

Officer's site inspection was carried out on 8th April 2010.

The site comprises a college building and associated playing field.  Residential properties stand to the north and south of the site, Wicksteed Leisure Park is sited to the west, while a further playing field adjoins the east boundary.

Land levels are relatively consistent within the site though slightly raised above the levels of London Road to the north.

The site is bordered by established trees and hedgerows.

Proposed Development

New building for use in connection with the existing college, predominantly providing Hair and Beauty and Catering functions.

Any Constraints Affecting The Site

A Road


	4.0
	Consultation and Customer Impact

	
	Highway Authority

No objection in principal however it is not necessarily accepted that the submitted traffic data is robust and that additional traffic impact would be minimal.  The data was collected almost 2 years ago and during exam periods.  Since then, a new cycleway and crossing facility has been completed and the traffic surveys should be recalculated to reflect this.  The Highway Authority reserve the right to seek a pooled developer contribution based upon survey results.

Environmental Health

No objection subject to the imposition of conditions securing the following:

· Details of ventilation and filtration so as to avoid adverse impacts in terms of noise and odour.  

· All external plant should be acoustically insulated in accordance with a scheme to be approved.  

· Refuse storage and collection facilities are needed. 

· Working hours for construction should be restricted.
Northamptonshire Police

No objection though a number of measures are proposed to reduce the likelihood of anti-social behaviour.

Anglian Water

The development can be accommodated in drainage and water supply terms.
Neighbours

One letter raising concerns regarding parking provision, traffic and congestion.



	5.0
	Planning Policy

	
	National Policies

PPS1 – Delivering Sustainable Development

PPS4 – Planning for Sustainable Economic Growth

PPG13 – Transport

PPS22 – Renewable Energy

PPS23 – Planning and Pollution Control

Development Plan Policies

East Midlands Regional Plan (March 2009):

Policy 1 – Regional Core Objectives

Policy 2 – Promoting Better Design

Policy 39 – Regional Priorities for Energy Reduction and Efficiency

Policy MKSM SRS Northamptonshire 4
North Northamptonshire Core Spatial Strategy

6 – Infrastructure Delivery and Developer Contributions

8 – Delivering Economic Prosperity

13 – General Sustainable Development Principles

14 – Energy Efficiency and Sustainable Construction

Supplementary Planning Documents

Sustainable Design (Feb, 2009)


	6.0
	Financial/Resource Implications

	
	Section 106 required in order to secure a Travel Plan including financial penalties for failure to meet targets for modal shift.




	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. Parking and Highway Impacts;

5. Energy Efficiency and Sustainable Construction;

6. Crime and Anti-Social Behaviour;

7. Environmental Matters.

1.
Principle of Development

Planning Policy Statement 1 seeks to develop sustainable and cohesive communities within an environment that maximises opportunity for all.  Policy 8 of the Core Spatial Strategy recognises the importance of formal education in contributing to these aspirations and suggests that investment in education and training at existing facilities will be encouraged where necessary and accessible by a choice of means of travel.

Planning permission was granted in 2009 for a similar development.  This application seeks to amend the design of the building however the principle of development has been firmly established.

2.
Design, Character and Appearance

The existing building has been constructed relatively recently presenting a contemporary design, utilising large amounts of glazing and a varied palette of materials.  Despite the building being set back from Windmill Avenue behind a generous car park, its scale and design allow it to stand with some prominence.  The design of any additional building is therefore of importance and it is encouraging therefore that the proposal seeks to build upon the existing design concept and complement the principal building.

While the development would appear subordinate to the existing buildings in terms of scale, the proposal again incorporates a flat roofed, contemporary design incorporating large amounts of glazing and would present a clear relationship.  The main entrance will occupy a glazed corner feature set behind horizontal metal blinds at first floor level offering visual interest and an active frontage to the public realm along Windmill Avenue.  The mass of the building has been broken down visually through use of further glazed sections in contrast to varied brickwork sections.

The design has been altered since the previous application to remove the inset corner feature, vertical pillars, balcony at the rear, roof design and detailed elevational changes following funding issues.  However the scheme proposed remains appropriate to its context and is considered to produce an appropriate visual relationship with the principal buildings.

An established hedgerow and tree planting surround the site offering a good degree of screening.  A condition should be used to secure the proposed landscaping submitted in support of this application in order to reinforce that existing and further reduce the visual impact of the development. 

3.
Neighbouring Amenity

The nearest residential property stands in excess of 30m from the proposed building and will not therefore be subject to unacceptable overlooking or disturbance.  The site boundary is also screened by an established hedgerow and tree planting providing appropriate visual screening.

It is anticipated that the building will provide improved facilities for existing students and staff though it is expected that this is also likely to lead to an increase in student and staff numbers over the coming academic years.  It has been estimated in the submitted Travel Plan that the new building will lead to a 15% increase in trip movements.  While a potential therefore exists for increased disturbance to neighbouring occupants through increased activity within and surrounding the site the activities would compliment the existing educational land use of the site and the increase would not result in such adverse impact as would warrant refusal of the application.  

Although the proposed facilities will largely serve the existing visitors to the site, it is suggested that the café and beauty salon will also accommodate visiting members of the public and this will increase the hours within which the site is visited.  The applicant has proposed opening hours of 08.00 – 22.00.  While this is so, the majority of business is anticipated to be within core college hours from existing students.  The intensity of use within the site will therefore be significantly lower during the evening.  Given the nature of the uses which are not overly noisy and anti-social, the proposed opening hours are considered acceptable.

4.
Parking and Highway Matters

The submitted information includes a Transport Statement which seeks to identify the likely impact of the development upon the local highway network.  Surveys were carried out of the existing number of trips to and from the site based upon the current facility and this number has been extrapolated, based upon floor area to determine a likely net increase.  The statement suggests that a 15% increase in traffic movements is likely and this has led to significant concerns being raised by the Local Highway Authority (LHA) who have noted that the surrounding highway network is nearing capacity.  Concerns have been raised regarding congestion and highway safety.

The LHA have reserved the right to seek a developer contribution in order to mitigate the adverse impacts of the increased traffic movements.  Tresham Institute is reliant upon funding from the Learning and Skills Council and a contribution is likely to be prohibitive in bringing the scheme forward.

The applicant has however submitted a comprehensive Travel Plan that seeks to promote a modal shift away from the private motor vehicle and towards more sustainable modes of transport such as walking, cycling and public transport.  The applicant claims that the proposed plan is capable of mitigating the predicted increase in traffic movements to and from the site entirely.  If the applicant was successful in this aspiration, it is accepted that no increased pressure on the highway network would be generated however it is not possible to ascertain the feasibility of these proposals at this point.

It is therefore proposed that the Travel Plan be secured through a section 106 agreement and that annual monitoring would provide a firm evidence base on which to establish the success of the plan along with any increase in traffic movements.  The Travel Plan would include targets for modal shift (reducing traffic movements) along with a tariff of financial penalties that would come into effect if targets are not met.  This allows a flexible mechanism for testing the Travel Plan, while securing any necessary financial contributions should they prove necessary and reasonable.

The Highway Authority has raised concerns regarding the traffic data submitted, noting that data was collected almost 2 years ago and during exam periods.  Since then, a new cycleway and crossing facility has been completed and the traffic surveys should be recalculated to reflect this.  The applicant is currently seeking to collect updated information and amend the Travel Plan accordingly.  It is therefore suggested that planning permission be granted subject to an appropriate S106 agreement and Travel Plan being submitted.

5.
Energy Efficiency and Sustainable Construction

Policy 14 of the Core Spatial Strategy states that developments should meet the highest viable standards of resource and energy efficiency and reduction in carbon emissions.  It is suggested that large developments should achieve a minimum.  The applicant intends to use a variety of methods allowing them to exceed current building regulations and achieve a BREEAM (Building Research Establishment Environmental Research Method) rating of ‘very good’.

Policy 14 also suggests that 10% of the energy requirements generated by the development should be met on site and renewably and/or from a decentralised renewable or low-carbon energy supply.  The applicant suggests that a range of renewable energy and low carbon solutions have been investigated but have been discounted as unaffordable and inefficient.  The chosen option for meeting the onsite renewable target is therefore solar thermal collection and panels have been indicated on the roof top of the building proposed.  The applicant suggests that this method can provide 10% of the onsite energy requirements created by the development but the submitted document ‘Sustainability – Supporting Financial Statement’ suggests that this is unaffordable at present.  It does however suggest that options are being investigated.  A nil provision is not considered acceptable in the absence of any detailed financial justification in the form of an open book appraisal and it is therefore suggested that a condition require a 10% provision.  This would be consistent with the extant planning permission.

6.
Crime and Anti-Social Behaviour

Both PPS1 and policy 13 of the CSS emphasise the importance of considering the potential for crime in planning decisions.  Northamptonshire Police has suggested a number of methods for reducing the potential for crime and anti-social behaviour and it is therefore considered reasonable to impose a condition requiring the submission of a scheme of security measures.

7.
Environmental Matters

The Council’s Environmental Health department has suggested that a condition be attached to any planning permission requiring the submission of details for ventilation and filtration systems in order to avoid adverse impacts to neighbouring properties in terms of odour and noise.  Furthermore, details of acoustic insulation for all external plant should be secured.  Appropriate conditions are suggested above.  It is also considered appropriate to require details of refuse storage and collection facilities.

A further condition has been suggested which restricts the permissible hours of construction on site.  Such restrictions are only considered to be reasonable in exceptional circumstances where significant harm to neighbouring amenity is likely to result.  Hours of construction are controllable under other legislation where a problem occurs and a restrictive condition is therefore considered unreasonable in this instance.



	
	Conclusion

The proposed development complies with both national and local planning policy and there are no material considerations that indicate against the scheme; as such, planning permission should be granted subject to a S106 agreement to overcome potential highway impacts and the conditions outlined above.
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