B O R O U G H   O F   K E T T E R I N G

PLANNING COMMITTEE

Meeting held – 21 December 2010

Present:
Councillor Titcombe (Chair)



Councillors Bain, Freer, Smith-Haynes, Soans and Watts
10.PC.42
APOLOGIES

Apologies for absence were received from Councillors Adams, Watts and Wiley.   It was noted that Councillor Titcombe would be acting as Chair in the absence of Councillor Wiley.  
10.PC.43
DECLARATIONS OF INTEREST


None.

*10.PC.44
MINUTES
RESOLVED
that the minutes of the meeting of the Planning Committees held on 9 November 2010 be approved as a correct record and signed by the Chair.
*10.PC.45
APPLICATIONS FOR PLANNING PERMISSION

The Committee considered the following applications for planning permission which were set out in the Head of Development Control’s Report and which were supplemented verbally at the meeting.  Ten speakers attended the meeting and spoke on applications in accordance with the Right to Speak Policy.


The report included details of applications and, where applicable, results of statutory consultations and representations which had been received from interested bodies and individuals, and the Committee reached the following decisions:-

	.


	
	


	Proposed Development

*5.1
Full Application: Kitchen/Lounge extension at Pytchley Golf Lodge, Kettering Road, Pytchley for Mr R Tarry

Plan No. KET/2010/0637

	
	Decision

That with the following justification:-
The proposal is in accordance with national and local policies as set out in Planning Policy Statements 4 and 7, Policies 1, 2 and 48 of The East Midlands Regional Plan, Policies 13 and 14 of the North Northamptonshire Core Spatial Strategy.  There are no material considerations that indicate against the proposal,
permission be granted 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.

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.

3.
Before the development hereby permitted is begun, a scheme demonstrating how the development will incorporate techniques of sustainable construction and energy efficiency, provision of waste reduction/recycling and provision for water efficiency and recycling shall have submitted to and approved in writing by the local planning authority.  The development shall thereafter be carried out in accordance with these approved details.
4.
The additional floorspace hereby permitted shall only be used as lounge and kitchen facililty for the Golf Lodge and for no other purpose whatsoever.

(Voting; for 6 ; against 0)


The proposal is in accordance with national and local policies as set out in Planning Policy Statements/Guidance Notes 1, 3, 5, 9, 13, 23, 24 and 25, Policies 2, 11, 13b, 14, 44 and MKSM SRS Northamptonshire 1 and 4 of the East Midlands Regional Plan, Policies 1, 6, 7, 9, 10, 13, 14 and 15 of the North Northamptonshire Core Spatial Strategy, and Policies 35, 39 and B5 of the Local Plan for Kettering Borough.  The proposal is also in accordance with adopted Supplementary Planning Document ‘Open Space’ and  ‘Sustainable Design’.  There are no material considerations that indicate against the proposal,
	permission be granted subject to the following:-

i) removal of Condition 16 – The land shall be developed at a minimum net density of 40 dwellings per hectare (as the Committee wished to be able to determine the density at reserved matters stage);

ii) a S.106 obligation being entered into; and
iii) to the following conditions: -



1.
Approval of the details of the appearance, landscaping, layout and scale (hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority in writing before any development is commenced.

the North Northamptonshire Core Spatial Strategy.
2.
Plans and particulars of the reserved matters referred to in condition 1 above,

relating to the siting, design and external appearance of any buildings to be erected, and the landscaping of the site, shall be submitted in writing to the Local Planning Authority and shall be carried out as approved.

3.
Application for approval of the reserved matters shall be made to the Local Planning Authority before the expiration of 3 years from the date of this planning permission.

4. 
The development hereby permitted shall be begun either before the expiration of three years from the date of this permission or before the expiration of 2 years from the date of approval of the last of the reserved matters to be approved, whichever is the later.

5. 
No development shall take place until a scheme of hard and soft landscaping has been submitted to and approved in writing by the local planning authority. The scheme shall include planting plans; written specifications; schedule of plants, noting species, plant sizes, proposed numbers/densities; and an implementation programme. The scheme shall also indicate all existing trees and hedgerows on the land, and details of any to be retained, together with measures for their protection in the course of development.

6. 
All hard and soft landscape works shall be carried out in accordance with the

approved details required by condition 5. The works shall be carried out prior to the occupation of any part of the development or in accordance with the implementation programme approved in writing by the Local Planning Authority. If within a period of five years from the date of planting, any trees or plants or any replacement planting is removed, uprooted, destroyed or dies, replacement trees and plants of the same species and size as that originally planted shall be planted in the next planting season in the same place.

7. 
A management plan for enhancement and creation of biodiversity, including long-term design objectives, management responsibilities and maintenance schedules for all landscape areas, other than small, privately-owned domestic gardens, shall be submitted to and approved in writing by the local planning authority prior to the first occupation of the development or any phase of the development, whichever is the sooner. The management plan shall include measures for the management and maintenance of the former railway cutting adjoining the eastern site boundary, as well as a scheme for the future maintenance of the on-site balancing ponds. The management plan shall be carried out as approved.

8. 
No development shall take place until there has been submitted to and approved in writing by the local planning authority a plan indicating the positions, design, materials and type of boundary treatment to be erected or retained. The approved boundary treatment shall be completed before first occupation of the dwelling to which it relates.

.

9. 
No dwellings shall be occupied until its designated car parking spaces have been laid out and constructed ready for use in accordance with details that shall have been submitted to, and approved in writing by, the Local Planning Authority.

10. 
No development shall commence until details of a scheme for surface water

management and disposal in accordance with the parameters described in the site specific flood risk assessment report dated 10 July 2007 and cascade modelling report dated 15 October 2007, have been submitted to and approved in writing by the Local Planning Authority, and the development shall be carried out in accordance with the approved details. Such details shall include phasing and a programme for implementation. The scheme shall only be carried out in accordance with the details so approved, and there shall be no occupation of any building until the works have been completed in accordance with the approved scheme.

11. 
No development shall commence unless and until details of an off and on-site

scheme for the provision, phasing and monitoring of foul water drainage have been submitted to and approved in writing by the Local Planning Authority. There shall be no occupation of any dwelling until the scheme is carried out and operational in accordance with the details so approved.

12.
 No development shall commence unless and until details of a scheme for ensuring water efficiency during construction, and water-efficient consumption by occupiers, has been submitted to an approved in writing by the Local Planning Authority, and the development shall be carried out in accordance with the approved details.

13. 
No development shall commence unless and until details of a scheme for ensuring waste minimisation and re-use during construction, and to provide recycling facilities for residents, has been submitted to and approved in writing by the Local Planning Authority, and the development shall be carried out in accordance with the approved details.

14. 
No development shall take place until samples of the materials to be used in the construction of the external surfaces of the buildings hereby permitted have been submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in accordance with the approved details.

15. 
Prior to the commencement of development, a scheme for the provision of fire

hydrants shall be submitted to and approved in writing by the Local Planning Authority and the development shall be undertaken in accordance with the approved scheme.

17. 
Prior to commencement of the development, full engineering, drainage, street

lighting and constructional details of the diversion of Cranford Road including public transport infrastructure, pedestrian crossing facilities and means of treatment and severance of the existing Cranford Road shall be submitted to and approved in writing by the Local Planning Authority. The highway works shall be completed in accordance with the details approved prior to first occupation of the dwellings hereby permitted.

18.
 The existing highway of Cranford Road shall not be severed to through-traffic unless and until the revised alignment of Cranford Road has been completed in accordance with the details approved under condition 17.

19. 
No development shall take place until a scheme for highway improvement works to the Church Street/High Street junction, showing full engineering, drainage, street lighting and constructional details have been submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented before the first occupation of the any dwelling.

20. 
No development shall take place until a scheme for highway works to Bird Street and Woodcock Street, showing full engineering, drainage, street lighting and constructional details have been submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented before the first occupation of any dwelling.

21. 
No development shall take place until a scheme for highway works (showing full engineering, drainage, street lighting and constructional details) to form the roundabout and associated works on the A6 in accordance with Drawing No: 4435/03/001 Revision A dated 20.10.05 have been submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be implemented prior to first occupation of any dwelling.

22.
 Prior to commencement of the development hereby permitted, full details of the temporary construction access and strategy to prevent associated vehicles travelling through Burton Latimer shall be submitted to and approved in writing by the Local Planning Authority. The approved details shall thereafter be implemented and maintained.

23. 
The reserved matters referred to in condition 2 shall include proposals for the

provision of live/work units on the site, which shall represent a minimum of 5% of the open market dwellings to be erected. The live/work units shall comprise single residential units with attached, dedicated offices or light industrial workspace falling within Class B1 of the Town and Country Planning (Use Classes) Order 1987 (or any Order revoking or re-enacting that Order). Each unit of permitted residential and business accommodation shall not be subdivided and/or occupied separately.

24.
Those dwellings completed during the period up to 31 December 2012 shall meet the Code for Sustainable Homes (CSH) code level 3 as a minimum, those dwellings completed 1 January 2013 to 31 December 2015 shall meet CSH code level 4 as a minimum and those completed 1 January 2016 onwards shall meet CSH code level 6 as a minimum (or the equivalent standard which replaces CSH and is to be the assessment in force when the residential units concerned are registered for assessment purposes).

25.
 Prior to the commencement of development, a copy of the Interim Design Stage Assessment Certificate shall be provided to the Local Planning Authority to demonstrate that any units to be constructed will achieve the required CSH code levels (pursuant to condition 26).

26.
 Within six months of the completion of any unit a copy of the Post Construction Final Certificate shall be provided to the Local Planning Authority to demonstrate that the unit has been constructed in accordance with the Sustainability Report and that the development has achieved the relevant CSH code levels.

27. 
Prior to commencement of development, a low or zero carbon (LZC) Feasibility Study to establish the most appropriate LZC energy source for the development in order achieve a target of at least 30% of the demand for energy shall be submitted to and approved by the Local Planning Authority. The study shall cover as a minimum; energy generated by LZC source per year, payback, land use, noise, whole life cost impact of potential specification in terms of carbon emissions, any available grants, all technologies appropriate to the site, energy demand of the development, reasons for excluding other technologies. If the 30% target cannot be met the study must include a technical and economic viability assessment to justify any lower percentage. Any revisions to the study 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 findings of the approved feasibility study.

28. 
Unless otherwise approved in writing by the Local Planning Authority, development other than that required to be carried out as part of an approved scheme of remediation shall not commence until parts A - D have been complied with. If unexpected contamination is found after development has begun, development shall be halted on that part of the site affected by the unexpected contamination to the extent specified by the Local Planning

Authority in writing until part D has been complied with in relation to that contamination.

A. 
Site Characterisation An investigation and risk assessment, in addition to any

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

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

(ii) an assessment of the potential risks to:

- human health,

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

- adjoining land,

- groundwaters and surface waters,

- ecological systems,

- archeological sites and ancient monuments;

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

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

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

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

requirements of part B, which is subject to the approval in writing of the Local Planning Authority. Following completion of measures identified in the approved remediation scheme a verification report must be prepared, which is subject to the approval in writing of the Local Planning Authority in accordance with part C.

29. 
Notwithstanding the submitted details, the Reserved Matters application shall

include a revised Acoustic Assessment to identify current noise impacts on the

development along with a scheme of mitigation measures to be incorporated within the dwellings. The scheme shall ensure that the good standards outlined within BS8233:1999 for residential accommodation are achieved. The development shall not be carried out other than in accordance with the approved scheme and the scheme shall be fully implemented before any of the permitted dwellings are occupied.

Notes (if any):-

· This outline planning permission is a renewal of an extant consent and should

therefore be read in conjunction with planning permission KET/2006/0603.

 (Councillor  Freer  proposed and Councillor  Smith-Haynes  seconded a motion to approve the application, subject to the removal of Condition 16)

(Voting; for 5; against 1)

	Proposed Development

*5.3
Outline Application: Residential development of 80 no. Dwellings at Hawthorn Road (land off), Burton Latimer for Burton Land Ltd.


Plan No. KET/2010/0654

Speakers
Alan Tompkins attended the meeting and spoke as a third party against the application.

Councillor David Gunn attended the meeting and spoke on behalf of Burton Latimer Town Council.

Philip Smith attended the meeting and spoke as agent for the applicant.

Councillor Derek Zanger attended the meeting and spoke as Borough Councillor.

Councillor Ruth Groome attended the meeting and spoke as Borough Councillor.

           Councillor C Groome attended the meeting and spoke as Borough Councillor.

	
	Decision

That with the following justification:-
The proposal is in accordance with national and local policies as set out in Planning Policy Statements/Guidance Notes 1, 3, 5, 9 13, 23, 24 and 25, Policies 2, 11, 13b, 14, 44 and MKSM SRS Northamptonshire 1 and 4 of the East Midlands Reginal Plan, Policies 1 , 6, 7, 9, 10, 13, 14 and 15 of the North Northamptonshire Core Spatial Strategy and Policies 35, 39 and B5 of the Local Plan for Kettering Borough.  The proposals is also in accordance with adopted Supplementary Planning Document ‘Open Space’ and ‘Sustainable Design’.  There are no material considerations that indicate against the proposal,

permission be granted, subject to a S.106 obligation being entered into by 23/12/10, and to the following conditions, or if not entered into by that date, refused: -




1.
Approval of the details of the appearance, landscaping, layout and scale (hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority in writing before any development is commenced.

2. 
Plans and particulars of the reserved matters referred to in condition 1 above,

relating to the siting, design and external appearance of any buildings to be erected, and the landscaping of the site, shall be submitted in writing to the Local Planning Authority and shall be carried out as approved.

3. 
Application for approval of the reserved matters shall be made to the Local Planning Authority before the expiration of 3 years from the date of this planning permission.

4. 
The development hereby permitted shall be begun either before the expiration of three years from the date of this permission or before the expiration of 2 years from the date of approval of the last of the reserved matters to be approved, whichever is the later.

5.
 Unless otherwise agreed by the Local Planning Authority, development other than that required to be carried out as part of the approved scheme of remediation as contained in the Soiltechnics report STE1302L-G01 must not commence until conditions A and B 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 4 has been complied with in relation to that contamination.

A.
Implementation of Approved Remediation Scheme The approved remediation scheme as contained in the Soiltechnics report STE1302L-G01 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.

B. 
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, and where remediation is necessary a remediation scheme must be prepared, 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 A.

6.
 No development shall take place until a plan prepared to a scale of not less than 1:500 showing details of existing and intended final ground and finished floor levels has been submitted to and approved in writing by the Local Planning Authority. The development shall not be carried out other than in accordance with the approved details.

7. 
Prior to the commencement of the development, full details of lockable bin and cycle storage facilities including their design, materials, location, exact dimensions and openings shall be submitted to and approved in writing by the local planning authority. The bin and cycle stores shall be provided in accordance with the approved details prior to the first occupation of the development and shall be permanently retained in that form for the

purposes of storing bins and cycles only. 
8. 
Before the development hereby permitted is begun, a scheme for generating 10% of the predicted energy requirement of the development from decentralised renewable and/or low carbon sources (as defined in the glossary of Planning Policy Statement: Planning and Climate Change (December 2007) or any subsequent version) shall be submitted to and

approved in writing by the Local Planning Authority. The approved scheme shall be implemented before the development is first occupied and shall remain operational for the lifetime of the development.

9. 
Before the development hereby permitted is begun, 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.

10. 
Prior to the commencement of development, a scheme detailing the security

measures/standards to be incorporated within the development with reference to the ACPO 'Secured By Design' scheme 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.

11. 
No development shall take place on site until details of the width, alignment,

gradient, sight lines and type of construction proposed for the roads, footways and accesses, including all relevant horizontal cross sections and longitudinal sections showing the existing and proposed levels, together with details of street lighting and the method of disposing of surface water, and details of a programme for the making up of the roads and footways have been submitted to and approved in writing by the Local Planning Authority. The agreed details shall be fully implemented before the use hereby approved is commenced, or buildings occupied, whichever is the sooner.

12.
 Prior to the commencement of development, full engineering, drainage, street

lighting and constructional details of the off site highway works identified within section 10 of the submitted Transport Assessment (Revision A, November 2010) shall be submitted to and gain the written approval of the local planning authority. Such details as may be agreed shall thereafter be completed to the satisfaction of the local planning authority prior to occupation of the first dwelling hereby permitted.

13. 
No development shall take place until a scheme to address ecological interests within and in the vicinity of the site in accordance with the 'Conclusions and Recommendations' of the submitted reports 'Extended Phase 1 Habitat Survey' (March 2010) and 'Reptile Survey' (April 2010) has been submitted to and approved in writing by the Local Planning Authority. The scheme shall include a timetable for implementation of the proposed measures. Thereafter, the scheme shall be fully implemented in accordance

with timetable approved.

14. 
A management plan for enhancement and creation of biodiversity, management responsibilities and maintenance schedules for all landscape areas, other than small, privately-owned domestic gardens, shall be submitted to and approved in writing by the local planning authority prior to the first occupation of the development or any phase of the development, whichever is the sooner. The management plan shall include measures for the management, enhancement and maintenance of the Hogs Hollow County Wildlife Site (to the extent shown blue on the submitted Location Plan) adjoining the western site boundary, as well as a scheme for the future maintenance of any on-site balancing ponds/water bodies. The management plan shall be carried out as approved.

15.
The details of Landscaping within the development required as part of the Reserved Matters shall include a landscape buffer between the boundary of the site and the adjacent Hogs Hollow County Wildlife Site along with native species hedgerows to the southern boundary of the site.

16.
 No development shall commence until there has been submitted to and approved in writing by the Local Planning Authority a detailed scheme indicating the positions, design, materials and type of screen walls and fences to be erected. The building shall not be occupied until the scheme has been fully implemented in accordance with the approved details.

17. 
No development shall take place until a surface water drainage scheme for the site has been submitted to and approve din writing by the Local Planning Authority. The scheme shall be fully implemented in accordance with the approved details prior to occupation of any dwelling hereby approved.

18. 
No development shall take place until a scheme, including phasing, and future

management and maintenance arrangements, for the provision of mains foul water drainage has been submitted to and approved in writing by the Local Planning Authority. The scheme shall be fully implemented in accordance with the approved details prior to occupation of any dwelling hereby approved.

19. 
No development shall commence unless and until details of a scheme for ensuring water efficiency during construction has been submitted to and approved in writing by the Local Planning Authority, and the development shall thereafter be carried out in accordance with the approved details.

20. 
No development shall commence unless and until details of a scheme for ensuring waste minimisation and re-use during construction, and to provide recycling facilities for residents, has been submitted to and approved in writing by the Local Planning Authority, and the development shall be carried out in accordance with the approved details.

21. 
Prior to the commencement of development, a scheme for the provision of fire

hydrants shall be submitted to and approved in writing by the Local Planning Authority and the development shall be undertaken in accordance with the approved scheme.

22.
Notwithstanding the submitted details, the Reserved Matters application shall

include a revised Acoustic Assessment to identify current noise impacts on the

development (including the nearby railway) along with a scheme of mitigation measures to be incorporated within the dwellings. The scheme shall ensure that the good standards outlined within BS8233:1999 for residential accommodation are achieved. The development shall not be carried out other than in accordance with the approved scheme and the scheme shall be fully implemented before any of the permitted dwellings are occupied.

23.
 With the exception of the details required by condition 17 and 18 above, the

development shall not be carried out other than in accordance with the submitted 'Flood Risk Impact Assessment Report' (April 2007).

.

24. 
Prior to the commencement of development, full details of the improvements and construction details proposed to Bridleway UA12, including details of the crossing created by the vehicular access hereby approved shall have been submitted to and approved in writing by the Local Planning Authority. The approved works shall be fully implemented prior to first occupation of the development hereby approved.

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.

 (Councillor  Freer proposed and Councillor Titcombe seconded the officers recommendation to approve the application)

(Voting; for 3 ; against 2; abstained 1)

	Proposed Development

*5.4
Full Application: 2 no. semi-detached houses at 76 Alexandra Street (land to rear), Burton Latimer for Mr I Walker

Plan No. KET/2010/0668
Speakers

           Mr C Miller attended the meeting and spoke as a third party against the application.
           Councillor Derek Zanger attended the meeting and spoke as Borough Councillor.

	
	Decision

That with the following justification:

The proposal is in accordance with national and local policies as set out in Planning Policy Statements 1, 3, 5, Guidance Note 13 and Policies 1, 7, 9, 10 and 13 of the North Northamptonshire Core Spatial Strategy and also Policy 35 of the Local Plan for Kettering Borough.  The issues ralating to the distance between neighbouring properties are material planning considerations and, in reaching the decsion to approve the proposal, have been carefully weighed against all relevant policy considerations.
permission be granted 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.

2.
 Prior to the commencement of any new dwelling on site the existing workshop shall be demolished.

3. 
Unless otherwise approved in writing 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 parts A - D of this condition 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,

- 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(or any model procedures revoking and replacing those model procedures with or without modification'.

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.

4.
 The developer shall inform the Local Planning Authority should any evidence of archaeology be uncovered at site and shall for a period of 14 days before work continues allow for reasonable access to the site to Northamptonshire County Council's archaeology department for the purpose of recording the finds by making measured drawings, taking photographs or archaeological excavations.

5. 
No development shall commence on site until details of the types and colours of all external facing and roofing materials to be used, together with samples, have been submitted to and approved in writing by the Local Planning Authority. The development shall not be carried out other than in accordance with the approved details.

6. 
The development hereby permitted shall not be occupied until vehicle parking area has been constructed, surfaced and marked out in accordance with the approved details, and that area shall thereafter be reserved for the parking, loading and unloading of vehicles.

7.
Vehicular access to and from site shall be made from the Alexandra Street entrance as shown on submitted plan 'Drawing 4' received on 06.10.2010 and at no other location or access point. The access shall be permanently maintained for the purposes of vehicular movement.

8. 
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 until the approved scheme has been fully implemented in accordance with the approved details.

9. 
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 additional openings permitted by Schedule 2, Part 1 Classes A or C shall be made in any first floor elevation or roof plane of the building.

10.
 The two small, narrow windows at first floor level on the east elevation shall be nonopening and glazed with obscured glass in accordance with a sample panel which shall have been submitted to and approved in writing by the Local Planning Authority and thereafter shall be permanently retained in that form.

11.
Before the development hereby permitted is begun, 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 not be carried out other than in accordance with the approved details.

12. 
No development shall commence on site until details of the materials to be used for hard and paved surfacing have been submitted to and approved in writing by the Local Planning Authority. The approved surfacing shall be completed before the adjoining buildings are first occupied.

Notes (if any) :-

· Due to the underlying geology present throughout Northamptonshire, the levels of

naturally occurring arsenic, vanadium and chromium found throughout the borough frequently exceed the levels at which the risk from arsenic, vanadium and chromium to human health would be considered acceptable for residential land use (with and without plant uptake); it is expected that there may be unacceptable risks to future occupiers of the site therefore the required investigations must take these elements into consideration. Further guidance on Contaminated Land investigations can be found in the Northants Contaminated Land Group Developers Guide. This document is downloadable at

http://www.kettering.gov.uk/downloads/developers_guide_may_04.pdf
If you wish to discuss the requirements of the investigations further please contact Mrs Alex Gratrix, Team Leader (Environmental Protection) on (01536) 534348; or email at contaminatedland@kettering.gov.uk
· 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.
· Any excavation works necessary in connection with the approved plans shall be by hand dig method only within the Root Protection Area of the canopy of adjacent Leylandii trees on the southern boundary.

(Voting; for 6; against 0)

.*(The Committee exercised its delegated powers to act in the matters marked *)
(The meeting started at 7.00 pm and ended at 10.00 pm)

Signed:  ..........................................................

Chair

(Planning No. 1)


21.12.10


