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	Ms L Webber, Redrow Homes (South Midlands) Ltd


1.
PURPOSE OF REPORT

· To describe the above proposals

· To identify and report on the issues arising from it

· To state a recommendation on the application

2.
RECOMMENDATION

THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that this application be APPROVED
5.
No reserved matters applications shall be submitted for the development until and unless a Design Code for the site has been submitted to and approved in writing by the Local Planning Authority. Any proposed revisions to the approved Design Code shall be submitted to and approved by the Local Planning Authority. 

REASON: To ensure a high quality design in accordance with the principles of PPS 1, PPS 3 and Policy 13 (h) of the CSS for North Northamptonshire.

6.
The Design Code submitted to the Local Planning Authority for approval shall consist of guidance and coding relating to the following matters unless otherwise agreed in writing by the Local Planning Authority: character areas; mixed use area; public realm strategy; movement network including route hierarchy, block typologies; building typologies; boundary treatments; building heights and details; open spaces, landscape and SUDS; environmental standards; implementation. The Design Code shall accord with the principles of the Development Framework Plan (received 25 February 2009), the Development Framework Statement (received 25 February 2009), the height parameters (received 20 February 2009) and the indicative storey heights plan (MI-BSC-02-03 dated 17 February 2009).

REASON: To ensure a high quality design in accordance with the principles of PPS 1, PPS 3 and Policy 13 (h) of the CSS for North Northamptonshire.
Officers Report

	3.0
	Information

	
	Relevant Planning History

KET/2008/0785 

Erection of up to 450 market and affordable dwellings together with associated landscaping, green space, highway works and potential mixed use development – approved. 

The Planning Committee resolved to approve this outline planning application, on 18th June 2009, subject to planning conditions and a Section 106 agreement. This application proposed the residential development (maximum of 450 dwellings) with an on-site community centre, the opportunity for some mixed use development and open space. Access was the only matter considered at the outline stage. All other matters are reserved for later approval. An Environmental Statement (ES) (a detailed appraisal of a development proposal that considers its potential positive and negative impacts in environmental and social terms) accompanied the planning application. 

Site Description

The application site is located approximately 3 kilometres from the Kettering town centre, to the south of Barton Road and west of Polwell Lane. The existing built up edge of Barton Seagrave is positioned to the east of the site whilst the River Ise is positioned to the west; the Ise Valley is defined by the North Northamptonshire Core Spatial Strategy (CSS) as a Sub-Regional Green Infrastructure Corridor. 

The site slopes down from the defined built up edge of Barton Seagrave towards the River Ise corridor. The topography of the site is undulating with a visible dip in the land found approximately in the north western area of the site. A line of poplar trees is found along the north eastern site boundary, to the rear of properties fronting Polwell Lane. The site (south west corner) incorporates part of the Southfield Marsh Site of Special Scientific Interest (SSSI). There are also two other wildlife designations in this area, Southfield Farm Marsh Wildlife Trust Nature Reserve and a non-statutory County Wildlife Site. These three areas are overlapping in part but are not necessarily coincident. 

Wicksteed Park, a Grade II Park and Garden of Historic Interest, is found to the west. The site is located adjacent to the existing allotments accessed from Polwell Lane. A disused railway line, with wooded embankment, bounds the southern edge of the site with the A14 positioned beyond this. Castle Field, a Scheduled Ancient Monument (SAM), is located to the north of the site. The Conservation Area of Barton Seagrave is found to the north east. 

Proposed Development

The applicant has applied to discharge the design code conditions on the outline planning permission (condition numbers 5 and 6). A design code has now been submitted in this regard and has been the subject of consultation. 

Generally applications to discharge planning conditions (AOC) do not come before Planning Committee; decisions on AOCs are usually delegated to officers. In this particular case it is considered appropriate to bring the design code for this developemnt to committee. The site is of local interest and the design code will set the design framework for the development.  

Any Constraints Affecting the Site

SSSI, wildlife site, flooding, public rights of way, biodiversity, protected species, trees/hedgerows.  



	4.0
	Consultation and Customer Impact

	
	There is no statutory requirement to consult on applications to discharge planning conditions. However in this case consultation is considered important, both with statutory and non-statutory consultees and local residents. The local planning authority (LPA) therefore requested that the applicant carry out consultation at the draft stage so views could be taken into account at that point in the process. This was completed, facilitated by the LPA (see Appendix 1 for plan of Kettering Borough Council’s consultation area).  At the draft stage a number of individual meetings (with the LPA, applicant or in some both) also took place when these were requested to discuss individual concerns. The LPA have now carried out consultation on the final design code which has been submitted for the discharge of the relevant outline planning conditions.

At the time of writing this report the following responses have been received in response to consultation on the final design code:

Barton Seagrave Parish Council

Comments made regarding the street types, boundary wall materials, street lighting, refuse storage and siting of refuse containers and the Gateway character area. Specifically the following points have been made:

· Primary streets – turning provision for buses should be accommodated.

· Secondary streets – streets serving the community centre should be designed to accommodate coaches.

· Tertiary streets – consideration should be given to widening streets which serve three storey buildings to reduce density of the streetscene.

· Green edges/lanes – restrict to two storey dwellings and use natural/reclaimed materials. 

· Boundary walls – should be half stone, half brick.

· Street lighting – high quality and low energy consumption lighting is required.

· Refuse – sizes of containers should be consistent across the site and sited appropriately.

· Gateway – site entrance should be a roundabout. 

North Northants Joint Planning Unit (JPU)

Comments regarding surfacing of streets/footpaths, materials and junction radii. 

Third Parties 

Three third party responses have been received to date. Issues raised include:

· Questions regarding position of access points and linkages and proposed transport measures.

· Querying of levels shown on pages 94/5 Figure 5.13 (Illustrative Cross-Section to the rear of the new community centre).

· Error highlighted on page 95 Figure 5.14 – a two storey property shown on the Polwell Lane frontage is a bungalow. 

· Traffic impacts including congestion, noise and other pollution (issues more associated with the principle of development which has already been established). 

Any further responses received will be referred to in an update to Planning Committee. 



	5.0
	Planning Policy

	
	National Policies

PPS 1: Delivering Sustainable Development  

PPS 3: Housing

Development Plan Policies

East Midlands Regional Plan 

Policy 1: Regional Core Objectives

Policy 2: Promoting Good Design

MKSM Sub-Regional Strategy 

MKSM Strategic Policy 3: Sustainable Communities

North Northamptonshire Core Spatial Strategy

CSS Policy 13: General Sustainable Development Principles. 

Other Design Guidance 

Manual for Streets 1 (2007) 

Manual for Streets 2 (2010)

Northamptonshire County Council Place and Movement Guide (2008)

Car Parking: What Works Where (English Partnerships 2006)


	6.0
	Financial/Resource Implications

	
	None. 



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1. What is a Design Code?

2. Why has a Design Code been required? 

3. Relevant Policy and Design Guidance

4. Design Code Discussion

5. Recommendation 

1.
What is a Design Code?

“A design code is a set of illustrated design rules and requirements which instruct and may advise on the physical development of a site or area. The graphic and written components of the code are detailed and precise, and build upon a design vision such as a masterplan or other design framework for a site or area” (Annex B of PPS 3: Planning for Housing).

Design codes are proactive tools that provide a statement about the design qualities of a place. They specify ‘must have’ elements and set out design principles aimed at delivering better quality places e.g. requirements for streets, blocks, scale, landscaping. 

2.
Why has the local planning authority required the applicant to prepare a Design Code for this development? 

Design codes can help to achieve better quality developments, creating places where people want to live now and in the future. The local planning authority imposed a planning condition on the outline planning permission for this development requiring the applicant to produce a design code. It was considered that this would provide a framework for delivering a high quality development, setting the design parameters which reserved matters must follow. The submitted code is a balance between setting out particular ‘rules’ of what will be done (e.g. establishing the street design) and flexibility in other areas for example architectural style. It is considered that this will aid the delivery of a high quality, sustainable design whilst allowing some creative freedom at the reserved matters stage.

Design codes can help to provide continuity in design quality and consistency over time.  This is important in this case as the reserved matters (detailed design stage) will be submitted on a phased basis with the development being built out over a number of years. The code will ensure that the design quality across the site is consistently high. It will also provide clarity on what constitutes good design and a level of certainty for the local community and developer. 

3.
Relevant Policy and Design Guidance
National Policy 

PPS 1: Delivering Sustainable Development states that local planning authorities should plan positively for the achievement of high quality and inclusive design for all development. It asks decision-makers to apply a high policy test to design quality of new development. Good design is key to achieving sustainable development and is indivisible from good planning. 

Reflecting policy in PPS 1, PPS 3: Housing states that good design should contribute positively to making places better for people; good design is fundamental to the development of high quality new housing, which contributes to the creation of sustainable, mixed communities. This PPS goes on to advise that to facilitate efficient delivery of high quality development, Local Planning Authorities should draw on relevant guidance and standards and promote the use of appropriate tools and techniques, such as Design Coding. 
Regional/Sub-Regional Policy

Policy 1 of the East Midlands Regional Plan (2009) sets out the Regional Core Objectives.  Objective (c) illustrates the regional commitment to achieving high quality design to protect and enhance the environment. Policy 2 ‘Promoting Better Design’ sets out key elements which will help to achieve the highest standards of design.  In terms of sub-regional planning policy MKSM Strategic Policy 3: Sustainable Communities sets out how sustainable communities can be created; designing attractive cities, towns and public places is one principle which will facilitate the delivery of sustainable communities.  

Core Spatial Strategy (CSS) for North Northamptonshire

CSS Policy 13 sets out general sustainable development principles which are sub-divided into 3 sections: (i) meet needs, (ii) raise standards and (iii) protect assets. Development should be of a high standard of design, create a strong sense of place, be designed to promote healthier lifestyles and allow for travel by foot, cycle and public transport. 

It is clear from the outline of policy that high quality design is key to delivering sustainable communities. 

Manual for Streets 1 and 2

Manual for Streets 1 (MfS1) puts well designed streets at the heart of sustainable communities. For too long the focus was on the movement function of streets; streets were dominated by vehicle movement and failed to make a contribution to quality of life. Manual for Streets has refocused on the place function of residential streets and sets out guidance on how to create well-designed streets and spaces that serve the community in a range of ways. A higher priority is given to pedestrians, cyclists and public transport, emphasising the shift away from designing streets around the car. Manual for Streets 2 builds upon this and demonstrates how the principles of MfS1 can be applied more widely. 

Both of the above documents are important in the designing of residential developments and have been considered in the assessment of this design code. 

NCC Place and Movement Guide 

This guidance follows the principles of Manual for Streets and adds local context to this, presenting local case studies to illustrate their application. The aim is to create places which make a positive contribution to the life of local communities. Design of developments should not be dominated by highway design but must consider building layout first.  The movement of pedestrians and cyclists should be given priority. 

4.
Design Code Discussion
The submitted design code comprises a number of elements that together will guide the detailed design of the development. The code includes sections relating to:

· Regulating Master Plan

· Urban Space

· Urban Form

· Built Form 

· Implementation and Monitoring 

General Layout

The overall design concept builds upon the broad principles set out at the outline planning stage and the indicative master plan. A perimeter block layout has been developed incorporating residential, community and open space uses. The open spaces within the development are considered to be key, defining features of the development. The design has tried to maximise site opportunities whilst respecting its constraints.  The submitted design code illustrates that a development that relates well to both an existing residential area and the Ise Valley and Wicksteed Park can be achieved.       

Design Concept and Character Areas

The creation of character areas will help to create variety and distinctiveness. Common threads will link these together and lead to a holistic development. This will prevent a series of disparate zones being developed which relate poorly to one another and the existing community. Distinctiveness across the site will aid legibility. The areas defined within the code respond to site characteristics and/or the features to be contained within them. For example the soft edge provides a transition from residential to the green, open edge of the Ise Valley whilst the Gateway Square will have a much livelier feel and community focus transcending from the community use and more enclosed nature of the built form. The applicant has taken design inspiration from Kettering Borough, looking at urban, rural and suburban contexts and this has informed the design concept and parameters.  Generally the code sets out the building types, building heights, frontage, set backs, parking options and material types for each character area. 

I have set out below an overview of each character area. A full description of the proposed design parameters can be viewed within the submitted design code. 

i. The Gateway – Polwell Lane Frontage 

This area provides a transition from Polwell Lane to the new development. It is important that the frontage relates well to the existing development along this street but also acts as a gateway into the site. 

ii. The Gateway Square

This will be one of the focal points within the development, an area where the new community centre will be located and a distinctive entrance point to the development. This area will have a more urban feel owed to the more enclosed built form, near continuous frontage and building types (e.g. terraces/apartments). The design, for example use of shared space, of the space will encourage pedestrian priority and interaction. This character area will be integral to place-making. 

Community Centre 

The community centre forms part of the Gateway Square. The proposed location of the community centre is of concern to residents who live along Polwell Lane, adjacent to this part of the site. At the draft stage the local planning authority requested that the applicant consider alternative locations within the site. In principle officers consider that the proposed position is the most appropriate for the reasons outlined below. Given that the new centre will serve both existing and new residents (facility will replace existing) it is considered important that it retains a close physical relationship with the existing community; the location will promote inclusion of all members of the local community. Its role within the Gateway Square will also help to create a sense of place and community and will act as a focal point within the development. Other factors that have been considered include the likely space requirements, internal and external, and the need to maintain the block structure elsewhere on the western side of the square. Additional details regarding the community building have been added into the design code following discussions with officers and comments of local residents. Part of this work includes a cross-section showing the relationship of the building with existing dwellings on Polwell Lane, illustrative layout and massing options. Two occupiers have commented that they believe the levels shown on figure 5.13 to be incorrect. Officers have received additional details from the applicant and consider that the ordnance data used to assess the levels is as accurate as possible.  

Concerns about the location of the centre focus on the impact of living conditions including loss of light, overbearing structure, overlooking, noise, light pollution, anti-social behaviour and lack of parking. It is considered that a community building placed to the rear of these dwellings on Polwell Lane (numbers 38 – 46 Polwell Lane) will not harm the living conditions currently enjoyed by the occupiers. There are approximately 25 metres between the nearest dwelling and the site boundary. The community building will also be positioned away from the site boundary allowing for external space serving the facility and landscaping. The maximum scale of the building will be 2 storey, this is to permit the development of a badminton court/hall which requires the equivalent height of 2 storeys. The remainder of the building, which will include a nursery, is likely to be single storey.  The outline planning permission also has a condition which requires, prior to commencement of each phase, submission and approval of existing and proposed site levels and finished floor levels of all buildings (condition 4). This will further facilitate the protection of living conditions. Specifically with regard to noise, outline planning condition number 36 requires all reserved matters for non-residential buildings to be accompanied by a scheme to acoustically insulate these which shall ensure that background noise levels at the site boundary or the nearest noise sensitive dwelling do not increase.  

The design code sets out the key principles and parameters for the community centre including its general position on site. The detailed design (including layout and arrangement of the building) will require two-fold approval from the local planning authority. The legal agreement (Section 106) agreed at the outline planning stage requires drawings and a final specification for the building. The design of the centre will also form part of the reserved matters (detailed design stage). 
Two occupiers have commented that figure 5.14 Illustrative Perspective (page 95) is incorrect as it shows a two storey property at 40 Polwell Lane which is a bungalow.  Although this is an illustrative drawing it is recommended that the applicant amend this property to a bungalow for accuracy and consistency. This recommended change does not alter the officer’s assessment and conclusions about the acceptability of the community centre position.  

At the draft consultation stage a number of respondents raised the issue of mixed use and I would make a couple of points in this regard. The design code is sufficiently flexible to allow a mix of uses within the gateway square (e.g. small shop, community and residential use). It is however understood that the applicant is not intending to progress this at the current time. The outline application stated that there was ‘potential’ for mixed use. The local planning authority did not consider that mixed use was required to make the development acceptable and therefore could not secure this by condition (it would fail the tests of the planning conditions circular - Circular 11/95). 

iii. The Avenue

This character area contains the primary street, the defining spine running through the site. The use of an avenue of trees will create a very unique character area, responding to Kettering Borough’s rich heritage. There will be a subtle change in character south of Long Park to help provide a transition to a more rural character area and the secondary access point. This will aid legibility to and indicate movement out of the main part of the site (this should help to limit the unnecessary use of the secondary access point).  

iv. The Core

This will have a predominantly suburban character with elements of urban formality. This reflects both its position adjacent to the Avenue and Gateway and the rich variety of character within Kettering. A mixture of building types and varied set backs from street frontages will be developed. It will be distinctive from the other character areas presented within the code. 

v. The Soft Edge

This area represents an area of transition between built form and the open, green edge to the Ise Valley. The site occupies a juxtaposition between rural and urban characters, looking westwards towards the Ise Valley whilst also being contained within the urban area of Kettering town. Detached is the only building type in this part of the site, which is in contrast to the other areas of the development. The Soft Edge has an informal layout of buildings and streets. 

Street Design and Movement

Streets make up the greater part of the public realm and their design can have an immense impact on the overall design quality of development. Their place function should be emphasised, moving away from designing for vehicle movement; the movement of pedestrians and cyclists should be prioritised through the design of streets and linkages. 

The block and street layout set out will facilitate permeability. The site benefits from a number of existing linkages to the east of the site which will be retained. A cycle route will travel north-south, running predominantly along the site’s western edge, linking up to the northern side of Barton Road. Other pedestrian/cycleway links are also proposed in line with the outline planning permission.  

The regulating plan shows staggered junctions. Manual for Streets 1 (paragraph 7.3.10) states that staggered junctions can reduce vehicle conflict compared with crossroads but may reduce directness for pedestrians. The justification for the preferred street layout in this case is to reduce vehicle conflict and speeds. In terms of highway safety there are risks associated with crossroads; straight, direct routes could encourage higher vehicle speeds. Staggered junctions may help to reduce vehicle speeds within the development. Reducing vehicle speeds may in itself aid pedestrian safety (actual and perceptive). It is considered that despite the presence of staggered junctions a permeable network of routes will be formed and other design features within the development (promoted through the code) will help to create legibility. The general layout is therefore considered acceptable in this particular case. 
Four street types are proposed; primary, secondary, tertiary and green edges/lanes will together form the street network for the development. Each will have its own character created by its design parameters for example carriageway width, design speed, visibility and materials. Shared spaces will be created within the tertiary and green edges/lanes. A variety of materials are proposed which will help to define the character of each street. Picking up on one particular issue, blacktop is proposed to the footpaths on the primary and secondary streets. It is considered that an alternative surfacing material would help to create more visual interest in the streetscene and a better quality public realm. As a minimum tar spray and chip should be used for the footways or another suitable alternative. Overall the materials set out within each street type are considered to be acceptable (pages 23, 25, 27, and 29 of the design code specify the street design parameters including materials). 
Manual for Streets 1 states that pedestrian desire lines should be kept as straight as possible at side road junctions. Manual of Streets 2 and NCC’s Place and Movement Guide also reinforce this and supports the use of tighter radii where possible. Small corner radii minimise the need for pedestrians to deviate from desire lines when crossing streets. Vehicles slow down more at tighter corners and through this, pedestrians can establish priority because vehicles turn slowly. The crossing distance is minimised for pedestrians and they do not have to look as far behind to check for turning vehicles; the design of junctions also affects the way motorists interact with cyclists. Currently the applicant is proposing the following radii:

· Primary street: 6 metres

· Secondary street: 4.5 metres

· Tertiary street: 4.5 metres

· Green edge/lane: 4 metres

The applicant has stated that they have reduced the corner radii as much as possible so that a working street pattern can still be achieved particularly from a fire rescue and refuse collection perspective. Officers consider this matter to be important in terms of securing pedestrian priority and therefore would like to add the word “maximum” in front of the radii figure for each street type. This will permit flexibility should tighter radii be technically achieved at the detailed design stage. 

Parking 

Parking codes are set out within the document. On and off-plot parking solutions are specified along with parameters for parking levels; car parking provision will normally be made on the basis of one space per one/two-bed apartment (with additional visitor parking where possible), up to two on-plot spaces for terraced and semi-detached dwellings of 2-bed or more and up to four on-plot spaces for detached dwellings. These parameters are considered to be acceptable. Final parking numbers will however need to be determined at the reserved matters stage as size of units and numbers of habitable rooms should be taken into account. This approach is considered the most appropriate way to progress and is in accordance with the conclusions of Car Parking: What Works Where by English Partnerships (EP) and NCC’s Place and Movement Guide (which conclude that car ownership varies greatly by size of property and habitable rooms). The type of parking solution adopted will vary depending on street type and character area. A balance between parking types including some on-street parking is considered to be appropriate on this site. 

Some on-street parking will be accommodated within the development. This will bring character and activity to streets, provide natural surveillance to the public realm, acts a natural traffic calming measure slowing cars down and giving pedestrians higher priority, and will prevent excess rear courtyard parking which can exhibit negative qualities if poorly designed. Some on-street parking will facilitate place making which is in accordance with the Manual for Streets approach. The use of rear courtyards will be limited and where they need to be created they will be well designed (e.g. will serve no more than 6 houses in accordance with the EP guidance). 
Block Types

Design principles for two block types (back to back and courtyard) are set out in the design code.  The principles cover issues such as landscaping, privacy, active frontage and parking. The principles set out are considered to be acceptable.  

Building Types

Building types will vary between character areas and will help to create variety across site. Overall the site will comprise detached, semi-detached, terraces and some apartments. It is understood that it is the intention of the applicant to not progress bungalows at this time. However it has been suggested that the applicant investigate the potential for delivering some bungalows as affordable housing units. Alternatively at reserved maters stage an either/or application for particular plots may be an option so that if there is sufficient market interest come bungalows could be delivered. 

Boundary Treatments

Boundary treatments have been identified at section 3.7 of the code. In addition to this The Avenue and Soft Edge character areas are prescriptive about the type of boundary treatments that would be most appropriate in these locations. This is a conscious design decision as it felt by the applicant that these two character areas have the ability to most influence and create that “special place” feel.  Flexibility is however permitted in the other character areas. This approach is considered to be acceptable. 

Active Frontages

Details have been provided to illustrate how buildings can address the public realm and create active frontages. Both the ability for buildings to turn corners and positively address the public realm is considered vital to the scheme’s success. The code makes a commitment to this end. Reserved matters will need to adhere to these principles and create buildings that deliver these aims. 

Materials 

Key principles for each character area are set out but there is flexibility so that there is some freedom with reserved matters. Officers find this balance acceptable. The use of materials can help to deliver variety between streets/character areas whilst developing common threads will create some consistency and a holistic development. The inspiration for materials has originated from the applicant’s character analysis of Kettering Borough. Architectural detailing will be determined at reserved matters. 

Scale and Density   

The scale and density parameters within the code are considered to be in accordance with the principles of the outline planning permission. Buildings heights will vary according to the character area they are positioned within. 

Relationship with Existing Development

Although the relationship with the existing development is not specifically coded, applicable elements are dispersed throughout the document e.g. storey heights, boundary treatment or treatment of existing linkages.  The majority of the new properties along the site perimeter will have a back-to-back relationship with the existing built edge. It is however not always possible to continue this back-to-back structure for a number of reasons including where units are needed to be positioned to address access points or linkages and provide overlooking and natural surveillance. Also, in some areas the development needs to work efficiency and effectively with site corners. 

All new dwellings, which run along the site perimeter adjacent to the existing built form, will be a maximum of two storeys. Furthermore it is considered that the local planning authority can ensure at reserved matters stage that new dwellings are sited an acceptable distance from the site boundary and existing properties. It can be ensured at the detailed design stage that the living conditions of existing occupiers are not harmed by the new development for example in terms of overlooking or loss of light. Details of the site/building levels are also required prior to commencement of development. 

Some occupiers of Sherwood Drive raised concerns at the draft consultation stage (those that have short rear gardens relative to other properties on Sherwood Drive). These residents have asked for additional land to enable them to increase their garden depth and create more of a buffer to the development. This land is however required as part of the development and will not be available for sale to residents. The affected short gardened properties are 38-56 Sherwood Drive (the application site boundary is set back from the rear boundaries of 32, 34 and 36). The minimum garden depth along the affected row is approximately 10 metres. It is considered that the positioning of properties to the rear can be effectively controlled at the reserved matters stage and only proposals which do not harm the living conditions of occupiers will be permitted (Policy 13 (l) of the CSS, which states that developments should not result in acceptable impacts on amenities of neighbouring properties or the wider area, would still apply at the reserved matters stage. 

Landscaping and Open Space

The site contains 4 parks, Sanctuary Park, Long Park, Little Park and Theatre Park. Each of these has its own character and function, promoting inclusion and interaction. Formal and informal areas of recreation and two areas of dedicated children’s play space will be developed across the site. Existing landscape features and topography have been used as an opportunity to create spaces with unique identities. The Theatre Park for example will use level changes in this part of the site to create a ‘natural amphitheatre’. The parks will be landmarks and will help to create legible environment. Trees, existing and proposed, will be used within the public realm to define the character of each street type/character area and their design qualities. 

An attenuation feature will form part of Sanctuary Park and will link with the SSSI (agreed at outline – ecological benefits to the SSSI). A SUDS corridor will run along the site’s western edge linking this area of open space to Theatre Park. This will allow a ‘soft’ edge to be created. A cycle link will run north-south travelling through open spaces where appropriate. 

Two formal children’s play spaces (Locally Equipped Areas of Play - LEAPs) will be created on site within Sanctuary and Long Park. The detailed specification for these play spaces is yet to be determined. These details are separate to the code and are needed to meet the obligations of the Section 106 agreement, which was agreed at outline.  The focus will however be on natural play spaces utilising the opportunities the natural environment presents.  

It is considered that creative yet functional areas of open space will be formed with the implementation of the design principles laid out in the design code. The open spaces on site will be one of the defining characteristics of the development and will create a healthy, sustainable community. 
Page 72 of the design code sets out design parameters for garden space/communal amenity areas for dwellings. Officers consider that the amenity space standards set out are unacceptable and could result in a poor quality of life should these minimum levels be applied. PPS 3 states that when assessing design quality the provision or good access to private outdoor space such as residential gardens must be considered. Furthermore where family homes are proposed it is important that the needs of children are taken into account and that there is good provision of recreational areas including private gardens (PPS 3 Housing, paragraph 17). The exact amount of private amenity space should be determined at the reserved matters stage when considering the exact layout and positioning of properties. Sufficient garden space/communal areas will need to be provided. It is therefore recommended that the applicant amends the wording of the section to read:

Amenity Areas:

4.5.3 The following applies to the provision of amenity areas to dwellings:

· All individual dwellings will have private rear gardens.

· All other dwellings will have communal amenity space provided. 

Sustainability

Matters relating to sustainability are covered with the document including the Code for Sustainable Homes requirements. Dwellings will meet the required code levels set out in CSS Policy 14 (ai) and the all non-residential units including the community centre will achieve at least BREEAM very good standard (CSS Policy 14 (aii)). Energy strategy documents required by outline planning conditions have been approved having demonstrated compliance with Policy 14 (aiii) of the CSS.  

Review and Monitoring

The code needs to be capable of dealing with any unexpected problems that can arise when units start being built out. A process for monitor and review has therefore been built into the code. Review of the code is most likely to be useful when some building has taken place but before all reserved matters have been submitted; the review must be capable of feeding into the code and reserved matters. The challenge has been to set triggers for review given that reserved matters need to be submitted by June 2013 and the build out period may be approximately 5 years. Reviews will be carried out after the completion of the 75th and 150th unit. Officers consider this approach to be reasonable. 

Response to Barton Seagrave Parish Council Comments

I would like to make a couple of points in response to the comments of the Parish Council. 

· To design the primary street for buses would be inappropriate given that there is no requirement to re-route buses into the site. An over-engineered layout, which is not required, could negatively impact on the character and feel of the place. 

· The parking principles set out the design code are considered to be acceptable. It is not considered reasonable to require coach parking on the gateway square. 

· Increasing street width on tertiary streets is not considered to be needed. Densities are considered appropriate in these locations. 

· There is no planning justification for restricting the soft edge to two storey development. There is a restriction to two storey along the site perimeter in the interest of protecting the living conditions of existing, neighbouring occupiers.  

· The materials palette set out is considered to be appropriate. The general material types for dwellings and boundaries will integrate with one another. There will be some use of stone but this will be focused on the soft edge, which will have a more rural character compared with other parts of the site.

· The principles for street lighting and refuse have been set out, the detail can be determined at later stages in the development process. 

· The site access junction was determined at the outline planning application stage and the agreed drawing was conditioned (see outline planning condition number 23).
5.
Recommendation
The design code is considered to be acceptable subject to the following:
1. Addition of the word “maximum” before the radii figures for each street type. 

2. The surfacing material for the footpaths on the Primary and Secondary streets should be amended to be tar spray and chip or another appropriate alternative to blacktop to be agreed with officers.  

3. Amendment of the ‘Amenity Areas’ section to officers’ recommended wording (set out in this report). 

4. Correction of the error on Figure 5.14 Illustrative Perspective at Page 95 (bungalow should be shown and not a two storey dwelling). 
5. There are a few incorrect page numbers shown on the contents page which should be amended.

It is recommended that a revised design code is submitted making the above changes and on receipt of this, the design code conditions can be discharged.  



	
	Conclusion

Subject to the applicant making the above changes it is considered that the design code is in accordance with Development Plan policies, national policy and other relevant design guidance including Manual for Streets 1 and 2. The code will help to create high quality development, a place where people will want to live. Sustainability, which is at the heart of planning, will be achieved through the implementation of the key design principles set out.    

Next Steps 

The design code is one stage in the development process for this site. The code will set the framework for the reserved matters applications (the detailed design). Reserved matters will be submitted in phases and will be subject to consultation. There are also further conditions on the outline planning permission which will need to be discharged, some prior to reserved matters, some with the first reserved matters and others prior to commencement. 
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