BOROUGH OF KETTERING

	Committee
	Full Planning Committee - 22/06/2010
	Item No: 5.4

	Report Originator
	Michael Boniface
	Application No:

KET/2010/0301

	Wards Affected
	Burton Latimer
	

	Location
	Burton Latimer Medical Centre, Higham Road, Kettering

	Proposal
	Variation of Condition 5 of KET/2010/0032 in respect of opening hours for pharmacy use

	Applicant
	Primary Health Investment Properties Limited


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 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.
The materials to be used in the construction of all external surfaces of the development hereby permitted shall match, in type, colour and texture those on the existing building.
REASON:  In the interests of visual amenity in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.
3.
The office development hereby approved shall be used in conjunction with with the existing medical/health centre/doctor’s surgery only and shall not be used for any other use wtihin use class D1 to the Town and Country Planning (Use Classes) Order 1988 (or in any statutory instrument revoking or re-enacting that Order with or without modification).

REASON:  Due to the location of the development within the open countryside  in the absence of exceptional circumstances any other development would not be acceptable or in line with planning policies in accordance with the aims of policy 7 of the Local Plan for Kettering Borough and Policy 9 of the North Northamptonshire Core Spatial Strategy.

4.
The pharmacy development hereby approved shall be used in conjunction with the existing medical/health centre/doctor’s surgery only and shall not be used for any other use within class A1 of the Town and Country Planning (Use Classes) Order 1988 (or in any statutory instrument revoking or re-enacting that Order with or without modification).

REASON:  Due to the location of the development within the open countryside  in the absence of exceptional circumstances any other development would not be acceptable or in line with planning policies in accordance with the aims of policy 7 of the Local Plan for Kettering Borough and Policy 9 of the North Northamptonshire Core Spatial Strategy.

5.
The pharmacy use hereby permitted shall not be open to the public before 8.30 hours or remain open after 18.15 hours on Mondays to Fridays, nor before 09.00 hours or after 17.30 hours on Saturdays, nor open at any time on Sundays.  The pharmacy use shall not open to the public for more than 1 hour on a recognised public holiday, nor before 10.00 hours or after 16.00 hours.

REASON:  To protect the amenities of the occupiers of nearby properties 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 and 13 and Policies 1, 8, 9, 12, 13 and 14 of the North Northamptonshire Core Spatial Strategy.  There are no material considerations that indicate against the proposal.

Officers Report

	3.0
	Information

	
	Relevant Planning History

KET/2010/0032 – Two storey side extension to include pharmacy – APPROVED 25/03/2010

KET/2002/0503 – Medical Centre – APPROVED 29/08/2003

Site Description

Officer's site inspection was carried out on 19/05/2010.

The site comprises a two storey medical centre outside of the settlement boundary defined within the Local Plan, but on the edge of the built form of the town.  Residential properties stand adjacent to the west and opposite to the north but the site is otherwise surrounded by open countryside consisting of undeveloped agricultutral land and open space.

Land levels are consistent within the site although the adjacent residential proeprties stand at a slightly lower level.
Proposed Development

Variation of condition 5 from planning permission KET/2010/0032 to allow the following opening times for the pharmacy

· Mondays to Friday – Remain as approved (08.30 – 18.15).

· Saturday 09.00 – 17.30.

· Sunday – Not open.

· Bank Holidays – Open for a maximum of 1 hour between 10.00 – 16.00.

Condition 5 of planning permission KET/2010/0032 currently restricts the opening times for the pharmacy to:

· Mondays to Friday –08.30 – 18.15.

· Saturday 09.00 – 10.45.

· Sunday – No opening.

· Bank Holidays – No opening.

Any Constraints Affecting The Site

C Road


	4.0
	Consultation and Customer Impact

	
	Parish/Town Council

No objection.

Highway Authority

No objection.

Environmental Health

No objection.
Neighbours

Two letters of objection for the following reasons:

· Traffic.

· Noise.

· Loss of privacy/overlooking.

· Proposal is unacceptable without hour’s restriction.

· Extra hours cannot be justified until pharmacy is built.

· Area is residential.

· Residents are served adequately by the existing pharmacy in town.

· Security.

· Applicants should have checked viability based on the original hours.



	5.0
	Planning Policy

	
	National Policies

PPS1 – Delivering Sustainable Development

PPS4 – Planning for Sustainable Economic Growth

PPG13 – Transport

Development Plan Policies

East Midlands Regional Plan

2 – Promoting Better Design

North Northamptonshire Core Spatial Strategy

1 – Strengthening the Network of Settlements

8 – Delivering Economic Prosperity

9 – Distribution and Location of Development

12 – Distribution of Retail Development

13 – General Sustainable Development Principles

14 – Energy Efficiency and Sustainable Construction

Local Plan

58 – Employment: Within Towns



	6.0
	Financial/Resource Implications

	
	None



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1. Principle of Development;

2. Neighbouring Amenity;

3. Highways and Parking.

4. Other Matters.

1.
Principle of Development

PPS4 states that “Local planning authorities should adopt a positive and constructive approach towards planning applications for economic development. Planning applications that secure sustainable economic growth should be treated favourably”.  

Policy 13 of the North Northamptonshire Core Spatial Strategy is supportive of development provided the scheme would not result in adverse impact upon neighbouring properties or the highway network.

Planning permission has been granted for the pharmacy under planning permission KET/2010/0032 and the principle of this development cannot now be revisited.  The sole matter for consideration in the case of this application is any impacts that would result from the increased opening times for the pharmacy.  

Although the opening times stipulated within the original condition were those requested in the submitting planning application, the applicant has since identified an appropriate operator for the pharmacy.  The operator’s contractual requirements and license stipulations from the Primary Care Trust require that the pharmacy operate for a minimum number of hours in order to provide a quality service and to cover potential special circumstances.
2.
Neighbouring Amenity

Concerns have been raised by neighbouring residents that the proposed additional hours would adversely impact upon amenity resulting in noise and disturbance during weekends and bank holidays.  It should be noted that the applicant does not seek to amend the weekday hours, nor are Sunday opening hours sought.

The previous planning permission allows Saturday opening between 09.00 – 10.45 however the applicant now seeks to extend these hours from 09.00 – 17.30.  It is therefore recognised that the additional openings hours have the potential to increase activity within the site over a longer period of the day.  While this is so, the proposed hours remain reasonable and could be considered consistent with general shopping hours for a Saturday.  The pharmacy is relatively small at 120sq.m and would not result in significant amounts of activity from visitors to the site.

It is also considered important by the applicant to be able to operate for up to 1 hour on bank holidays during the period of 10.00 – 16.00.  This hour would only be exercised in special/emergency circumstances and is a requirement of the Primary Care Trust to enable operation in special circumstances. Potential operation for 1 hour during recognised Sunday trading hours would not result in detriment to neighbouring amenity.

The proposed development accords with criteria ‘l’ of policy 13 within the North Northamptonshire Core Spatial Strategy.

3.
Highways and Parking

The proposed extension of hours would not generate a significant increase in vehicular movements to and from the site and no detriment would therefore result to highway safety.  The existing vehicular access and parking facilities are considered acceptable and no objection has been received from the Highway Authority.  The scheme accords with criteria ‘d’ and ‘n’ of policy 13 within the North Northamptonshire Core Spatial Strategy.

4.
Other Matters

The extant planning permission for the pharmacy and additional office space contains a number of conditions requiring matching materials and restricting the use of the extension to the medical centre and pharmacy.  These would remain applicable to the scheme and it would be necessary to re-attach these to any new planning permission granted.



	
	Conclusion

The proposed development accords with both national and local planning policy and there are no material planning matters that indicate against the scheme; as such, planning permission should be granted.




	Background Papers
	
	Previous Reports/Minutes

	Title of Document:
	
	Ref:

	Date:
	
	Date:

	Contact Officer:
	Michael Boniface, Development Officer on 01536 534316


PAGE  
33

