BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 26/04/2011
	Item No: 5.1

	Report Originator
	Michael Boniface
Development Officer
	Application No:

KET/2011/0055

	Wards Affected
	Burton Latimer

	

	Location
	Cranford Road (land off), Burton Latimer

	Proposal
	Approval of Reserved Matters: Residential development for 197 no. dwellings, including re-alignment of Cranford Road, construction of internal access road, provision of public open space and drainage works

	Applicant
	Mr K Pearson Taylor Wimpey East Midlands


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 Condition(s):-
1.
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. 

REASON:  To preserve the character of the area and to protect the privacy of the occupiers of adjoining properties in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

2.
The external walls of plots 9-12, 136, 142-145 and 164 shall be constructed in natural Clipsham limestone and natural Great Tew Dark ironstone, along with red brick detailing.  The stone shall not be laid, coursed or pointed other than in accordance with a sample panel which shall have been constructed on site and approved in writing by the Local Planning Authority prior to the commencement of construction of any such external walls.  As approved, the sample panel shall be retained on site and kept available for re-inspection throughout the construction period.

REASON:  In the interests of the character and appearance of the area and the adjacent Conservation Area in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

3.
No development shall take place other than in accordance with the submitted 'Materials Dispersion Plan' (TWY009-08A) received on 30th March, 2011.

REASON:  In the interests of visual amenity and to protect the character of the adjacent Conservation Area in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

4.
No development shall take place until full details (including a manufactures specification) of all fenestration 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 these approved details.

REASON:  In the interests of visual amenity and to protect the character of the adjacent Conservation Area in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

5.
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.   

REASON: To reduce the potential for crime in accordance with policy 13 of the Core Spatial Strategy for North Northamptonshire.

6.
No development shall take place until a scheme to close the existing informal footpath running along the north and east boundary of the site has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall be implemented in full prior to first occupation of any dwelling hereby approved.

REASON: To prevent crime and anti-social behaviour and increase security within the site in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

7.
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, 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 approved details shall be fully implemented in accordance with a schedule of works which shall accompany the above details and be approved in writing by the Local Planning Authority.

REASON:  To ensure that the roads are constructed to a satisfactory standard in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

8.
The development hereby permitted shall not be carried out other than in accordance with the amended Site Development Plan (TWY009-01B) and the House, Apartments & Garage Planning Drawings (March 2011 - Rev C) received by the Local Planning Authority on 30th March 2011.

REASON: To clarify the terms of the permission and ensure a satisfactory form of development.

9.
Notwithstanding the submitted details, this Reserved Matters Approval does not extend to the detailed Planting Proposals Plan (4544-L-01A) received by the Local Planning Authority on 15th February 2011.

REASON: To clarify the terms of the permission, ensure an appropriate standard of amenity within the site and to ensure a scheme that contributes positively to the enhancement of biodiversity within the site.

Notes (if any) :-

The applicant is reminded that this approval of reserved matters is not a planning permission.  It must be read in conjunction with planning permission Ref. No. KET/2006/0603, of which it forms a part, the terms and conditions of which continue to apply.

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, 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.
Officers Report

	3.0
	Information

	
	Relevant Planning History

KET/2006/0603 – Outline application: Residential development with associated infrastructure, including realignment of Cranford Road, construction of internal access roads, provision of public open space and drainage works – APPROVED at appeal 28/02/2008 with a requirement for Reserved Matters to be submitted by 28/02/2011
Site Description
Officer's site inspection was carried out on 21/02/2011.

The site is located on the eastern side of Cranford Road on the north east edge of Burton Latimer, approximately 0.6km from the town centre.  It has an area of 6.7Ha and is in agricultural use with the majority covered in crops.  The land falls gently from north to south.  To the north is a garden centre which is separated from the site by a strong line of mature and semi-mature trees and other vegetation.  A disused railway line and dense vegetation adjoins the eastern boundary, beyond which lies the A6 road.  There is residential development to the south along Bird Street, Woodcock Street and Wold Road and to the west along Cranford Road.  A public footpath traverses the site, linking Woodcock Street and the A6.

Cranford Road extends northwards to its junction with the A6, while to the south it runs into Church Street.  The latter gives access to the town centre which offers a range of services and facilities including a supermarket, post office, pharmacy, banks, convenience stores and restaurants.  The town also has two primary schools, a modern health centre, library, community centre and other social and recreational uses.  An employment area dominated by the Weetabix factory and a Morrisons distribution centre lies on the northern edge of the town.

A bus service runs along Cranford Road at 20 minute intervals, providing access to the town centre and to Kettering.

Church Street lies within a Conservation Area which includes much of the historic core of the town.  The Conservation Area boundary has recently been reviewed by the Council and revised in line with an up to date appraisal.  The boundary now extends to include Bird Street, Woodcock Street and the west side of Wold Road and as such, directly abuts the site.  The new Conservation Area boundary was adopted on 24th November 2009.

Proposed Development

Application for Approval of Reserved Matters pursuant to outline planning permission KET/2006/0603.  The Reserved Matters comprise ‘Appearance’, ‘Landscaping’, ‘Layout’ and ‘Scale’.  ‘Access’ was approved at outline stage.

The scheme involves a residential development of 197 dwellings, including realignment of Cranford Road, construction of internal access roads, provision of public open space and drainage works.

Any Constraints Affecting The Site
· C Road

· Adjacent Conservation Area

· Public Right of Way


	4.0
	Consultation and Customer Impact

	
	Parish/Town Council

Concerns raised for the following reasons:

· Position of pumping station unclear.

· Storm drainage proposals unclear.

· Capacity of foul drainage and sewage infrastructure.

· Proposed water usage unclear.

· Inadequate details of proposed drainage plans.

· Development would prevent the growing of wheat crop.

· No detail or timetable for delivery of highway improvements.

· A6 improvements should consider implications of Kettering East.

· Conditions on outline planning permission have not been met.

· No street lighting details.

· KBC should adopt the open space within the development.

· Conditions should prevent the open space from being developed.

· Maintenance arrangements for the balancing pond should be provided.

· A fence/barrier should be provided around the balancing pond.

· The proposed siting for the LEAP is inappropriate as it will cause disruption to existing residents.

· Proposed LEAP may result in anti-social behaviour.

· The footpath link with Bird Street is unnecessary and likely to result in safety concerns due to the number of parked cars.

· Garages should be fit for purpose (for parking vehicles).

· Disabled parking should be provided.

· A timetable for implementation works should be provided.

· Ground mounted gas metres should be replaced with wall mounted metres and these should be coloured in order to add to the ambience of the area.

Highway Authority

Comments as follows:

· The hierarchy of streets is unclear, the roads alter line and width to no apparent purpose and it is unclear which roads incorporate footpaths or service strips.

· Service strips should be 1m wide and hard surfaced.

· Footway crossings should be at the heads of junctions.

· The pedestrian link from Bird Street appears to pass through the LEAP.

· Rights of Way team should be consulted in relation to footpath UA6.

· Interface between existing and proposed footways should be agreed.

· Which roads are proposed for adoption and who will maintain open space?

· Long section of straight road on the eastern edge of the development may encourage excessive speeds.

· Pinch point in vicinity of plots 75, 76, 95 and 96 should be widened to allow to cars to pass one another.

· The street serving 8 plots 98-104, 184-194 and plots 186-192 should have a carriageway between 4.1m-5.5m, a 1.8m footway and 1m service strip.

· 7 properties served from a private drive is contrary to standing advice.  It should be clarified that utilities will be content with this arrangement.

· Pinch point at plots 185 and 101 should be addressed.

· The purpose of the traffic islands is unclear and details of pedestrian routes and road markings etc would be needed.

· The proposed highway trees would need to be approved, a commuted maintenance sum paid and root protection installed.

· The parking spaces next to the football pitch could not be secured for visitors.

· Balls from the football pitch could be kicked into the road unless adequate fencing is provided.

NCC Rights of Way

No objection.

Environmental Health

No comment on the submitted Reserved Matters details.  It is noted that the outline planning permission requires a ground gases investigation by condition and an appropriate scheme will need to be agreed prior to commencement of development.
KBC Housing Services
The proposed affordable housing incorporates two and three storey houses along with two bedroom flats for social rent and intermediate tenure.  This provision would be in line with the identified housing need for Burton Latimer as outlined in the Burton Latimer Housing Market Assessment (2008).

KBC Community Services

Public open space should be provided on-site and developer contributions sought towards community infrastructure.

Northants Bat Group

No objection.

North Northants Badger Group

As this development was granted planning permission some time ago, an updated EIA should be requested.

Natural England

No comment although it is noted that condition 7 of the outline planning permission requires an Ecological Management Plan to be approved.

The Wildlife Trust
The submitted landscaping scheme should be amended so as to remove non-native species.  Native species can be used to enhance ecological interests.
Northamptonshire County Council

Developer contributions should be secured towards libraries, education and Fire and Rescue Services.

Sport England

It is hoped that the developer contribution to leisure facilities secured through the outline planning permission will be spent in accordance with the Kettering Sports Facilities Strategy.

Northamptonshire Police

No objection.  Concerns are raised regarding the dog-legged footpath around the site boundary behind plots 1-85 as it will be poorly surveyed.  Conditions requiring details of security measures and standards to be incorporated into the scheme are suggested. 
Environment Agency

The original Flood Risk Assessment suggested that surface water would drain to 3 balancing ponds.  The latest drainage statement suggests that 1 balancing pond would be sufficient.  Updated attenuation calculations should be run to demonstrate that the scheme is appropriate.  The details should accord with the original Flood Risk Assessment (10th July 2007) and Cascade Modelling Report (15th October 2007). 

Neighbours

8 letters of objection for the following reasons:

· The density of the scheme has not been reduced below 40 dwellings per hectare.

· Precise details for the provision, phasing and monitoring of foul water drainage have not been provided in accordance with the previous condition.

· Inconsistent drawings.

· Position of pumping station unclear.

· Storm drainage proposals unclear.

· Capacity of foul drainage and sewage infrastructure.

· Proposed water usage unclear.

· Inadequate details of proposed drainage plans.

· Development would prevent the growing of wheat crop.

· No detail or timetable for delivery of highway improvements.

· A6 improvements should consider implications of Kettering East.

· Conditions on outline planning permission have not been met.

· Traffic congestion resulting from road layout.

· Highway safety.

· Increased traffic will damage historic/listed building in Church Street.

· Insufficient infrastructure in Burton Latimer.

· Impact on existing green open space.

· Location is play area inappropriate.

· Play area may generate noise and anti-social behaviour.

· Footpath link with Bird Street would increase pedestrians and adversely impact neighbouring amenity.

· Loss of light/overshadowing.

· Security.




	5.0
	Planning Policy

	
	National Policies

PPS1 – Delivering Sustainable Development

PPS3 – Housing

PPS5 – Planning for the Historic Environment

PPS9 – Biodiversity and Geological Conservation

PPG13 – Transport

PPS23 – Planning and Pollution Control

PPG24 – Planning and Noise

PPS25 – Development and Flood Risk

Development Plan Policies

East Midlands Regional Plan

2 – Promoting Better Design
11 – Development in the Southern Sub-area
13b – Housing Provision (Northamptonshire)
14 – Regional Priorities for Affordable Housing
44 – Sub-area Transport Objectives
MKSM SRS Northamptonshire 1
MKSM SRS Northamptonshire 4

North Northamptonshire Core Spatial Strategy

1 – Strengthening the Network of Settlements

6 – Infrastructure Delivery and Developer Contributions

7 – Delivering Housing

9 – Distribution and Location of Development

10 – Distribution of Housing

13 – General Sustainable Development Principles

14 – Energy Efficiency and Sustainable Construction

15 – Sustainable Housing Provision

Local Plan

35 – Housing: Within Towns

39 – Housing: Affordable Housing

Supplementary Planning Documents

Open Space, September 2008

Sustainable Design, February 2009



	6.0
	Financial/Resource Implications

	
	None.  S106 obligations were secured against outline planning permission KET/2006/0603.



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1. Principle of Development and Background;

2. Housing Mix and Tenure;

3. Access and Layout;

4. Appearance and Scale;

5. Landscaping;

6. Impact on the Conservation Area and Listed Buildings;

7. Residential Amenity;

8. Flooding and Drainage;

9. Ecology,

10. Crime and Anti-Social Behaviour;

11. Environmental Matters;

12. Impact on Public Rights of Way;

13. Sustainable Design and Construction.

1. Principle of Development and Background
Outline planning permission was originally granted for residential development at appeal on the 28th February 2008 under reference KET/2006/0603.  This application provides the detailed proposals for the Reserved Matters as defined in condition 1 of the outline planning permission.  These comprise the Layout, Appearance, Landscaping and Scale of the development.  The principle of development is firmly established and considerations should now be confined to these Reserved Matters.  The conditions attached to the outline planning permission remain applicable to the scheme and will require the approval of details (where applicable) under a separate application.

2. Housing Mix and Tenure
The S106 agreement associated with the outline planning permission requires 30% of the total number of dwellings to be secured for affordable housing.  The proposed affordable housing incorporates two and three storey houses along with two bedroom flats for social rent and intermediate tenure.  This provision would be in line with the identified housing need for Burton Latimer as outlined in the Burton Latimer Housing Market Assessment (2008).

3. Access and Layout
In the context of a Reserved Matters application, ‘ Access’ refers to “accessibility to and within the site for vehicles, cycles and pedestrians in terms of the positioning and treatment of access and circulation routes and how these fit into the surrounding access network”.  ‘Layout’ refers to “the way in which buildings, routes and open spaces are provided within the development and their relationship to buildings and spaces outside the development”.

Access was considered and approved as part of the outline planning permission and a number of conditions were attached to this permission in regards to highway works both on and off site.  The requirements of these conditions remain applicable.  Cranford Road is to be realigned as part of the development in order to create an area of open space along the West site boundary.  The internal roads, footpaths and routes within the site were not determined at the outline stage and have instead evolved in response to the detailed layout of the buildings, and with reference to the indicative layout plan submitted at outline stage.

The internal roads comprise a hierarchy of street types from primary routes, to secondary routes and finally tertiary routes.  It is intended that each category present a distinct character and appearance dependent on the intended intensity of use.  Primary routes represent the main access and circulation routes within the site to be used by vehicles and pedestrian traffic.  Secondary routes are likely to be used less intensively for access to residential properties.  These routes present a less formal highway appearance with varied curb lines and widths presenting opportunities for informal on-street parking and a less highway engineered appearance.  Secondary routes would be surfaced with block paving so as to provide some visual distinctiveness and add to the sense of place in these areas of the scheme.  The tertiary routes are small cul-de-sacs served from the primary and secondary routes.  In addition, a character node would be provided on entry to the site with a differing road surface surrounding landscaped traffic islands.  Again, this will help to create a distinct identity for the scheme.

It is important that the development is appropriately integrated with the surrounding area.  Properties will front the realigned Cranford Road providing a strong and active frontage on this prominent route into the town and this provides a strong relationship with the existing properties in this area.  Provision is made for the diversion of public footpath UA6 so as to maintain the pedestrian link between Woodcock Street and the A6.  The footpath would run along the edge of the proposed open space within the site providing a pleasant environment for users.  In addition to this pedestrian linkage, it is proposed to provide an additional route from Bird Street.  This would enhance the permeability of the site and encourage an active relationship between the existing built environment and the proposed development.  This is seen as a positive proposal that would also improve the accessibility of the proposed open space for existing residents of the town.

The proposed layout also indicates an existing footpath running along the north and east boundaries of the site from Cranford Road.  Northamptonshire Police have raised concerns that this would leave residential properties vulnerable to burglary given the lack of surveillance and position of rear gardens.  In reality, the ‘footpath’ is an overgrown, uneven and unmade track which appears to be used informally.  The route is not a defined public right of way.  The route falls outside of the site area but on land owned by the applicant.  In light of the concerns raised, it is now proposed to close off this land to prevent unauthorised access and protect the proposed residential properties.  It is therefore suggested that a Grampian style condition be used to require details of the means of closure and to ensure that this is undertaken prior to first occupation.
In addition to the public open space proposed adjacent to Cranford Road, further amenity space would be located along the West boundary behind Woodcock Street and Bird Street.  This would be landscaped along the boundary with existing properties and provide a green buffer between the proposed development.  This area would be well surveyed by the proposed buildings within the site and the footpath links would ensure interaction between the existing and proposed development.  A children’s play area is to be provided within the space providing a valuable facility for both existing and proposed properties.  The space will be easily accessible to residents of the development and provides a safe environment for children’s recreation.

All buildings have been orientated so as to face the public realm and all open spaces.  The varied street types would create a strong sense of place and the access and layout of the site is therefore considered appropriate.  Conditions 18-23 of the outline planning permission relate to detailed highways matters.  In addition to these conditions, full engineering and construction details for the proposed highways within the site should be required.

Off road parking has been provided for all dwellings at an average ratio of 1.92 spaces per dwelling.  This level of provision is relatively high for a new residential development when considering the aims of PPG13 and policy 13 of the CSS which seek to reduce reliance on private vehicles in favour of more sustainable modes of travel.  Whilst this is so, a regular bus service will serve the site from Cranford Road and the development is within walking distance of town centre amenities allowing opportunities for walking and cycling.  It should however be recognised that the site stands on the edge of the town where some need for private vehicles is likely to exist.  Overall, the level of parking provision is not considered to be so excessive as to warrant the refusal of this Reserved Matters application.

The Highway Authority has raised a number of comments regarding the proposed highway layout and these are summarised above.  The applicant has since sought to address these matters through submission of revised drawings.  Any further comments from the Highway Authority will be reported to members at the committee.

4. Appearance and Scale
‘Appearance’ refers to “the aspects of a building or place which determine the visual impression it makes, excluding the external built form of the development”.  ‘Scale’ refers to “the height, width and length of each building proposed in relation to its surroundings”.

Condition 16 of the outline planning permission requires that the development achieve a minimum net density of 40 dwellings per hectare.  The current scheme achieves 41 dwellings per hectare.  The density would of course vary throughout the site creating a varied and interesting impression in different character areas.  A large amount of open space is also proposed within the scheme and this will maintain a rural and green aspect on the edge of the town.

The proposals involve a mix of 2 and 2.5 storey dwellinghouses, along with two 3 storey blocks of flats.  A variety of detached, semi-detached and terraced properties are proposed and the various different house types are dispersed across the site.  8 live/work units containing office facilities are also proposed in accordance with condition 26 of the outline planning permission.  The scale and form of the buildings seek to provide variety within the site whilst reflecting the general character of the surrounding area.

The submitted Design and Access Statement provides a comprehensive assessment of local character guided by the Burton Latimer Conservation Area Appraisal.  It is noted that relatively modern dwellings oppose the site along Cranford Road however the scheme seeks to compliment the historic character of the conservation area to the South West and incorporate design features of merit within the development.  A row of 2.5 storey terraced dwellings stands on the East side of Cranford Road and the proposed development seeks to reflect the scale, form and design of these buildings where the site meets the existing properties along Cranford Road.  This would provide an effective transition between the existing settlement and the development.

The conservation area has evolved over many years to reach its current form and clearly it would not be possible to exactly replicate the existing buildings, nor would this be desirable.  Instead, the scheme seeks to build upon the positive design features and characteristics so as to compliment the existing conservation area within this new development.  It is noted that nearby properties tend to incorporate horizontal banding in stone or brick, timber or stone lintels above openings are common, as are stone cills.  Brick or stone detailing around doors and windows is also common.  Simple fenestration design is apparent and this tends to present a horizontal emphasis in line with the banding detail and wide plan forms.  Dormer windows tend to be small in scale and chimney stacks are often found.

As discussed above, a range of house types are proposed however the themes identified above have been incorporated into the proposed buildings to various extents.  Coupled with the distinctive highway layout discussed above, it is considered that the proposed buildings appropriately reflect the surrounding area whilst creating its own sense of place as a modern residential development.

A Materials Dispersion Plan accompanies the application and this provides for a range of materials to be used within the site.  These would predominantly comprise a range of red, buff and orange facing bricks seeking to reflect the colours evident in red brick, limestone and ironstone properties in the vicinity of the site.  It is however proposed that natural limestone with ironstone detailing will be used for key plots along the Cranford Road frontage in order to provide an effective visual relationship with the buildings in the conservation area.  Reconstituted stone would be used within the development at the character node identified on entry to the site.  These facing materials would be distributed across the site under a range of red, grey and brown concrete tiles.  A condition should be used to secure accordance with this plan.

5. Landscaping
‘Landscaping’ refers to “the treatment of private and public space to enhance or protect the site’s amenity through hard and soft measures, for example, through planting of trees or hedges or screening by fences or walls”.

The application includes a comprehensive landscaping scheme for the site.  Whilst the general principles are considered appropriate a number of non-native species have been included and these are not desirable in ecological terms.  The use of native species helps to support the existing ecological interests within and surrounding the site and this is particularly relevant given the requirement for an ecological management plan under condition 7 of the outline planning permission.  It should be noted however that conditions 5 and 6 of the outline planning permission require a detailed scheme of landscaping and this will be sufficient to ensure that further details are provided for approval.  Condition 8 of the existing planning permission requires the submission of details in regards to boundary treatments.

6. Impact on the Conservation Area and Listed Buildings
The site adjoins the designated Conservation Area; Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that “special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area”.  

As discussed above, the application includes a detailed assessment of local character and the scheme has been designed to compliment the conservation area.  Although the development will undoubtedly alter the setting of buildings on the edge of the conservation area, outline planning permission is already in existence and subject to a high quality design being achieved, no significant adverse impacts will result to the character of the conservation area.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that “in considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses”.  Listed buildings do stand in the vicinity of the site along Church Street however these are well removed from the site boundary and Cranford Road presents a very different character including more modern residential properties.  No adverse impacts would result to the setting of listed buildings.

7. Residential Amenity
The area surrounding the site is predominantly residential in character and the principle of further residential development has been established through the grant of outline planning permission.  Public open space and associated landscaping would be sited along the boundaries with the closest neighbours at Woodcock Street and Bird Street and the realigned Cranford Road creates a large open space to the front of properties along Cranford Road.  This layout means that the proposed dwellings are well removed from neighbouring properties.  Coupled with the scale of the proposed buildings this means that no adverse impact will result to neighbouring properties in terms of overshadowing, overbearing impact, overlooking or otherwise.  All proposed properties benefit from a reasonable level of private amenity space, parking facilities and general residential amenity.

Concerns have been raised regarding neighbouring amenity due to the proposed introduction of a footpath link from Bird Street and the siting of a children’s play area on the adjacent open space.  Whilst it is accepted that the footpath is likely to increase activity in the street, this will not result in an unacceptable loss of amenity to neighbouring properties.  This pedestrian route would be one of a number of access points to the site and it is unlikely to become intensively used.  It would however provide an important interaction between the existing built settlement and the proposed development.  Although the properties front the highway in Bird Street, this is a common arrangement for Burton Latimer and indeed terraced properties throughout the Borough.  With regards to the children’s play area, this would be sited on the public open space behind a 5m wide landscaping buffer.  The area would be well surveyed by the proposed properties and there is no reason to suspect that crime or anti-social behaviour will result.  Provision of the play area is a S106 obligation and the location proposed represents the optimum position for a safe children’s play area.  Neighbouring amenity would not be unacceptably impacted by these proposals.

8. Flooding and Drainage
Flooding and drainage were considered in detail during the outline planning application and a number of concerns were raised that inadequate capacity existed within the foul and surface water drainage network.  Following consultation with Anglian Water and the Environment Agency it was concluded that this matter could be appropriately dealt with by way of conditions and S106 obligations.  The principle of residential development was therefore established in granting outline planning permission.  Condition 10 of the outline permission requires that a scheme for surface water management and disposal, including phasing and a programme for implementation to be submitted.  Condition 11 requires precise details of an off and on-site scheme for the provision, phasing and monitoring of foul water drainage to be submitted.  In addition, the S106 obligations require provision of temporary drainage infrastructure (unless capacity if available within the mains drainage network) and balancing ponds.  These requirements remain applicable and further detail will need to be provided prior to any development commencing on site.

A Drainage Statement and Technical Update have been provided with the current application with a view to demonstrating that appropriate drainage infrastructure can be achieved within the current scheme.  The Environment Agency has raised a number of queries relating to the submitted data and further information has subsequently been provided.  Members will be updated as to the latest comments from the Environment Agency at committee.

9. Ecology
Impact on ecology was considered at the outline planning stage and condition 7 requires the submission of a management plan for enhancement and creation of biodiversity in relation to all public open spaces and the adjacent former railway cutting.  The plan must be submitted prior to first occupation of the development.  It is not necessary or reasonable to require additional assessment of ecological impacts at the Reserved Matters stage as planning permission has already been granted.

10. Crime and Anti-Social Behaviour
Northamptonshire Police has raised concerns regarding the dog-legged footpath originally proposed around the site boundary behind plots 1-85 as it would have been poorly surveyed.  The applicant has since provided amended plans which seek to close off this informal pathway.  This will prevent public access to the private land and increase the security of properties adjacent.  Conditions requiring details of security measures and standards to be incorporated into the scheme have also been suggested and an appropriate condition has been recommended above.

11. Environmental Matters
The principle of residential development is established by the outline planning permission where environmental matters were fully considered.  Condition 17 of the outline permission requires a further site investigation in regards to ground gases along with any necessary remediation.  This will need to be submitted and approved prior to the commencement of development.

12. Impact on Public Rights of Way
Public footpath UA6 runs across the site from Woodcock Street to the A6 and will need to be diverted from its defined route as part of this development.  The proposals make provision for the re-routed path along the edge of the proposed public open space and this will maintain public access, amenity and convenience for users.
13. Sustainable Design and Construction
Condition 12 of the outline planning permission requires details of a scheme for ensuring water efficiency during construction, and water efficient consumption by occupiers prior to commencement of development.  In addition, condition 13 requires details of a scheme for ensuring waste minimisation and re-use during construction, and to provide recycling facilities for future occupants.



	
	Conclusion

The principle of development is established by outline planning permission KET/2006/0603.  The submitted details are considered appropriate in conjunction with the outline planning permission and as such, Reserved Matters Approval should be given.
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