BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 21/06/2011
	Item No: 5.1

	Report Originator
	Louise Haggan-Craig
Development Officer
	Application No:

KET/2011/0030

	Wards Affected
	Burton Latimer

	

	Location
	Higham Road (land off), Burton Latimer

	Proposal
	Approval of Reserved Matters: Residential development comprising 248 units, new access arrangements, associated open space and drainage works in respect of KET/2007/0559

	Applicant
	Mr P Leggett, David Wilson Homes & Barratt Homes,


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.
The development hereby permitted shall not be carried out other than in accordance with the revised layout proposal plan reference number 1003/010/001 Rev X received on 25th May 2011.

REASON: To define the terms of the permission in the interests of access, design and amenity in accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy.

2.
No development shall take place until detailed specifications have been submitted to and approved in writing for a motorcycle barrier and hard surfaced cycle/footpath linking the development to Harvest Close in accordance with layout plan 1003/010/001 Rev X.  No part of the development shall be occupied until this link and barrier feature has been completed and made available for use in accordance with the approved details.  Thereafter, the cycle/footpath and barrier feature shall be retained for public use.

REASON: In the interests of modal shift and sustainable development principles in accordance with Policies 45 and 46 of the East Midlands Regional Plan and Policy 13 e) and k) of the North Northamptonshire Core Spatial Strategy.

3.
No development shall take place until there has been submitted to and approved in writing by the local planning authority a long term management plan for the designated habitat areas, ecological areas and public open space within the development site as set out within the submitted Biodiversity Management Plan dated January 2011.  The plan shall provide a timescale which secures the management of these specified areas for a minimum period of seven years.

REASON:  In the interests of biodiversity in accordance with PPS9 and Policy 13 o) of the North Northamptonshire Core Spatial Strategy.

4.
The development shall not be carried out other than in accordance with the recommendations within the Updated Arboricultural Survey Report dated May 2011.

REASON:  In order to help conserve the existing landscape character of the immediate area in accordance with Policy 13 o) of the North Northamptonshire Core Spatial Strategy.

5.
The development shall not be carried out other than in accordance with the following revised landscaping plans received on 26th May 2011:

Bir 3575 - 02E

Bir 3575 - 03E

Bir 3575 - 04E

Bir 3575 - 05B

The timing of the landscaping works shall be implemented in accordance with the submitted phasing plan reference number 1003/010/002 received on 24th February 2011.

REASON: To enhance the appearance of the site in the interests of visual amenity in accordance with Policy 13 o) of the North Northamptonshire Core Spatial Strategy.

6.
No development shall take place on any part of the application site as shown on the revised layout plan reference number 1003/010/001 Rev X (received 25th May 2011) unless and until a Construction Management Plan is submitted to and approved in writing by the local planning authority.  The approved Construction Management Plan shall be adhered to throughout the construction period and the approved measures shall be retained for the duration of the construction works.

REASON: In the interests of residential amenity, highway safety, visual amenity and waste minimisation in accordance with Policy 38 of the East Midlands Regional Plan (2009) and Policy 13 of the North Northamptonshire Core Spatial Strategy.

7.
No development shall commence on site until the access works from Higham Road have been completed in accordance with drawing number 6100 Rev P2 received on 4th February 2011.

REASON: To ensure a satisfactory means of access in the interests of highway safety in accordance with PPG13 and Policy 13 d) and n) of the North Northamptonshire Core Spatial Strategy.

8.
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 enlargement, improvement or other alteration permitted by Class A or B of Part 1, Schedule 2 of the Order shall be made on the following plots within the application site:

Plots 29, 30, 31, 32, 33 and 34.

REASON:  In order to help control and protect privacy for the existing occupiers of Brooks Close in the interests of residential amenity in accordance with Policy 13 l) of the North Northamptonshire Core Spatial Strategy.

9.
Prior to the commencement of development of the dwellings details of the renewable energy technology to secure 10% of the energy supply of the development from decentralised and renewable or low-carbon energy sources shall be submitted to and approved by the local planning authority. The details shall include the type of technology, the size, siting and appearance of equipment and timing of works. Works shall be completed in accordance with the approved details and timings and shall be retained as operational thereafter.  

REASON: In order to protect the appearance of the dwellings in the interests of design and sustainable development in accordance with Policy 13 h) and Policy 14 of the North Northamptonshire Core Spatial Strategy.
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/2007/0559, of which it forms a part, the terms and conditions of which continue to apply.

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.

The Construction Management Plan (condition 6) shall include and specify provision to be made for the following:

- A strategy for managing environmental impacts which arise during construction.

- Measures to control dust and dirt during construction.

- Control of noise emanating from the site during the construction period.

- Hours of construction work for the development.

- Location, scale and appearance of contractor's compounds, materials storageand other storage arrangements for cranes and plant equipment and related temporary infrastructure.

- Designation, layout and design of construction access and egress points.

- Internal site circulation routes.

- Directional signage (on and off).

- Provision for emergency vehicles.

- Designation of root protection areas for the identified existing trees bordering the site contained within the updated arboricultural survey May 2011. 

- Provision for all site operatives, visitors and construction vehicles loading and unloading plant and materials.

- Provision for all site operatives, visitors and construction vehicles for parking and turning within the site during the construction period.

- Details of measures to prevent mud and other such material migrating onto the highway from construction vehicles.

- Routing agreement for construction traffic.

· - Enclosure of phase or development parcel and the erection and maintenance of security hoarding including decorative displays and facilities for public viewing where appropriate.
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, 9, 13, 24, 25, Policies 1, 2, 35 45, 46 and 48 of The East Midlands Regional Plan, Policies 13, 14 and 15 of the North Northamptonshire Core Spatial Strategy.  There are no material considerations that indicate against the proposal.

Officers Report
	3.0
	Information

	
	Relevant Planning History

KET/2007/0559 – Outline planning permission for residential development comprising 248 No. units

DEED/0559/0701 – Deed of variation of Section 106 Agreement (KET/2007/0559).

Site Description

The application site comprises 8.2 hectares approximately and is located to the south east of Burton Latimer on the north side of Higham Road.  The site is currently an arable field but slopes steeply from east to west.  The gradient on this site presents a constraint to the nature and layout of the proposed development.

To the north of the site, the development faces onto open fields, to the west, the site borders a swathe of open space which sits between the site and the existing settlement of Burton Latimer.  Higham Road runs along the southern boundary and to the east is an existing development comprising Eady’s Autos, Belvedere House, open fields and land with extant permission for 14 dwellings.  Housing along Brooks Close borders the south western edge of the site.

The Officer's site inspection was carried out on various dates in January and February 2011.

Proposed Development

This application comprises the detailed considerations known as ‘Reserved Matters’ for the development of 248 houses and associated works which was granted outline planning permission on appeal in 2008.

Any Constraints Affecting The Site

Topography.



	4.0
	Consultation and Customer Impact

	
	Burton Latimer Town Council

Response received (via a meeting on 28th March 2011).  Object on the following grounds:

· Parking concerns 

· Flooding concerns

· Drainage concerns

· Sewerage concerns

· Street lighting provision and maintenance concerns

· Access concerns

· Road surface treatment concerns

Natural England

Response received 3rd March 2011.  Based on the information provided we are satisfied with the detail provided in the Biodiversity Management Plan (2011).  However Natural England advises your authority to ensure that the long term management of the ecological areas is secured.

Northamptonshire Police

Response received 17th March 2011.  No formal objection but we have concerns relating to the site layout and suggest some conditions/informatives to be applied which should help to reduce the likelihood of crime and anti social behaviour.  Concerns relate to:

· Active surveillance

· Boundary treatment

· Security 

· Rear access to properties

Highway Authority

Response received 25th March 2011.  Concerns as follows:

· The main route through the site is convoluted and requires definition.

· The turning head features will require pedestrians to walk around them rather than across the junction.

· It is unclear which streets are offered for adoption.

· The highway authority does not wish to adopt car parking spaces within the highway.

· Vegetation and trees within the highway must be approved species, have route barriers and attract a commuted sum for their future maintenance.

· Some parking spaces appear small and are adjacent to walls.

· Additional swept path drawings are required for areas where there are narrow bends.

· There are sub standard pedestrian/vehicular visibility splays within the site.

· Parking courts adjacent to public footpaths may attract crime.

· Driveways do not line up with the carriageways

· Plot 29 appears too close to the highway boundary.

· Service strip concerns

· Length of private drives on site may be problematic.  

Updated Response received 12th May 2011.

For planning purposes the layout is considered to be satisfactory subject to minor changes.

No response to date to the latest amended plan – Revision X. 

Highways Agency

Response received 8th March 2011.  No objection.

North Northamptonshire Wildlife Trust

Response received 10th March 2011.  No objection subject to the recommendation of conditions to secure biodiversity retention, protection, enhancement, and future mitigation measures in accordance with the submitted document findings and ecologist recommendations.

North Northamptonshire Badger Group

Response received 1st March 2011.  No comments.

Sport England

Response received 21st March 2011.  It is suggested that the funding secured at the outline stage and as part of the Deed of Variation should be guided by the need for sport and recreation facilities within the Burton Latimer area. 

Environment Agency

Response received 25th March 2011.  Object on the grounds of an unacceptable Flood Risk Assessment.  The FRA does not comply with the outline planning permission or the requirements set out in Annex E of PPS25.  The FRA fails to:

· Be in line with the outline FRA which confirmed that surface water will be attenuated in above ground balancing ponds.

· Should infiltration not be possible then Sustainable Drainage Systems (SuDS) could be utilised to convey and store surface water run off.

· The drainage plan does not show any attenuation volumes to demonstrate that the required volume of storage can be accommodated.

· The FRA states that rainwater harvesting will be used.  Whilst this is supported, it should be provided as betterment on the site and not as a means of surface water attenuation.

· Greenfield run off rates have been calculated incorrectly.

Updated response received 19th May 2011.  Given the revised information in respect of storage estimation, the flood risk assessment, balancing ponds and a desk study and ground investigation report we are prepared to withdraw our previous objection.  In order to discharge Condition 16 of the outline permission KET/2007/0559 a Flood Risk Assessment should be submitted which includes:

· A full water surface strategy

· The design, provision, implementation and maintenance of surface water drainage.

· Maintenance and adoption details for every element of the surface water system for the lifetime of the development. 

Environmental Health 

Response received 5th April 2011.  The contaminated land report is not accepted and further information is required.  The details of the noise report are considered to be acceptable and accord with the outline condition requirements. 

Neighbours

Ten letters of objection have been received which raise the following concerns:

· A proposed row of houses face directly onto the back of our property.  This will cause a loss of privacy and all rear windows will look onto our windows and our garden.

· Television transmission will be interrupted as result of the development of 248 houses as it will cause a blockage between us and the transmitter.

· I am concerned about the inclusion of a bicycle/pedestrian access between the site and Harvest Close.  We already suffer from incidences of petty crime and this walkway will be used as a rat run to escape from the Police.  I suspect that people with motor bikes and scooters will use the access as a means to get to the High Street rather than Higham Road.

· There will be an additional burden on local infrastructure as a result of allowing 248 houses on this site.

· What is the point in further urbanising Burton Latimer when the conurbation of Kettering and Cranford is still in progress?

· There will be a long term effect on the local environment as the water table is depleted.

· The green corridor shown on the plans is not wide enough to create a pathway for wildlife and create a sense of ‘separateness’ between this development and the existing development. 

· The additional traffic created by the development would make the High Street of Burton Latimer dangerous, the A6 junction dangerous and the access to Cornfield Way busy.

· Overcrowding of local amenities e.g. the doctor’s surgery and the local schools.

· Boundary treatment concerns – the development should not result in the loss of my conifers and hedgerow along the boundary.

· Rights of discharge in connection with drainage issues.

· Surface water runoff concerns.

· Flooding concerns

· Concerns over the root protection of the existing trees along boundary shared with properties of Brooks Close.



	5.0
	Planning Policy

	
	National Policies

PPS1 – Delivering Sustainable Development

PPS3 - Housing

PPS9 - Biodiversity

PPG13 - Transport

PPG24 – Planning and Noise

PPS25 – Development and Flood Risk

Development Plan Policies

East Midlands Regional Plan

Policy 1 – Regional Core Objectives

Policy 2 – Promoting Better Design

Policy 29 – Priorities for enhancing the Region’s Biodiversity

Policy 38 – Regional Priorities for Waste Management

Policy 39 – Regional Priorities for Energy Reduction and Efficiency

Policy 40 – Regional Priorities for Low Carbon Energy Generation

Policy 43 – Regional Transport Objectives

Policy 45 – Regional Approach to Traffic Growth Reduction

North Northamptonshire Core Spatial Strategy

Policy 13 – General Sustainable Development Principles

Policy 14 – Energy Efficiency and Sustainable Construction

Policy 15 – Sustainable Housing Provision

Other Material Planning Considerations

Manual for Streets

Manual for Streets 2



	6.0
	Financial/Resource Implications

	
	The Deed of Variation for the Section 106 accompanying the outline permission (KET/2007/0559) was agreed with Members in July 2010.  It includes financial contributions towards the following:

· An off site Locally Equipped Area of Play (LEAP)

· Indoor Sports Hall

· Football pitch

· Sport and Recreation 

· Education

· A Travel Centre

· A Travel Plan

· Public Realm Regeneration

· Healthcare

· Highway Infrastructure and Sustainable Transport

· Fire Services

· Library Services

The development will also provide 30% affordable housing, a Children’s Play Area and open space on site.  



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1. Access and Movement

2. Layout and Design/Appearance

3. Landscaping

4. Amenity

5. Flooding and Drainage

6. Biodiversity and Ecology

7. Other comments

The principle of residential development for this application site has already been established through the grant of outline planning permission (ref: KET/2007/0559).  The application was allowed at appeal in 2008 and the Secretary of State concluded that the proposal largely accords with Development Plan Policy.  It is accepted that the development for 248 dwellings in this location is identified within the East Midlands Regional Plan and the North Northamptonshire Core Spatial Strategy.

The site is situated within the town boundary of Burton Latimer and the outline permission is accompanied by a legal agreement which contributes towards supporting and expanding local services and facilities and providing local infrastructure. 

Where outline planning permission has been granted, in order to proceed with the development, details known as ‘Reserved Matters’ need to be submitted to the local planning authority for approval.  They are listed below and are assessed in order to determine the acceptability of this application.

-
Access

-
Layout

-
Appearance

-
Scale

-
Landscaping

1.
Access and Movement

The steep gradient of the site is a major constraint and as such has influenced the basic movement framework within the site.  Routes through the development have been designed to respond where possible to the contours of the land to enable a smooth transition from the top of the site to the lowest points. 

Primary access to the development is to be taken from Higham Road in the form of a simple priority uncontrolled junction.  This is the only vehicular access into the site.  A secondary access point is shown to the west of the development which links the site to Harvest Close and provides a more direct route to the town centre of Burton Latimer for pedestrians and cyclists.  It is deemed imperative that this secondary access point is made viable in order to take full account of the transport user hierarchy of pedestrian – cyclist – public transport – private vehicle and incorporate measures to contribute towards an overall target of 20% modal shift for developments in excess of 200 dwellings in line with Policy 13 of the North Northamptonshire Core Spatial Strategy.  This link is the subject of a pre commencement condition and measures must be put in place prior to any development taking place on site.  In addition to this the submitted layout plan also provides pedestrian links to the public footpath (UA008) which runs along the eastern boundary of the site.  There is also a proposed footpath link onto Higham Road from the development site.  

The access within the site is made up of three principal road types.  These consist of:

· Streets – primary routes

· Lanes – secondary routes

· Closes/Drives – tertiary routes

Work and discussions have been ongoing throughout the life of this application in order to try and achieve a development with a less dominant road layout.  This has been carried out in part by reducing the width of junctions and turning heads and introducing shared surfaces and home zone areas.  Using the street hierarchy (the three road types defined above) the primary routes through the site retain the standard junction radii and visibility ranges as designed on main roads.  However for the smaller roads (lanes and closes) the designs are narrower and tighter and features such as shared surfaces have been introduced in order to help slow vehicular traffic within the site and produce an overall movement framework which takes into account the pedestrian and cyclist.  This is in line with Manual for Streets and Manual for Streets 2 which are national guidance documents providing design guidance for highway networks.

2.
Layout, Design and Appearance
The development will comprise David Wilson and Barratt house types and designs which incorporate a mix of detached, semi detached and terraced properties.  There are also a couple of apartment blocks proposed which are located towards the centre of the site.  The scheme will contain a variety of building heights but the majority will be two storey and some up to two and half storeys both of which reflect the existing built form within the town.  The outline permission included a height restriction stipulation for the dwellings on site so that no property could be above two and half storey in height or with a finished floor level to eaves height greater than 6.5 metres.  

A mix of densities has been proposed for the development site in order to create character and variation.  Higher density areas will be situated within the central core of the site with lower to medium densities towards the edges.   

The development layout also includes a play area and an area of Public Open Space situated towards the western side of the site.  This space has been designed to be well overlooked by properties in particular the row of detached dwellings to the south west of the site which back onto Brooks Close.

74 of the 248 dwellings (30%) will be affordable housing which is in accordance with Policy 15 of the CSS.  The dwellings range from 2 bed apartments to 4 bed properties.  60% will be for social rent and 40% for intermediate housing.  This reflects the local requirement as set out within the Burton Latimer Housing Market Assessment.

As a town, Burton Latimer is host to a mixture of housing types.  Over the years the town has seen a vast amount of growth and many modern housing developments are now a prevalent characteristic which make up a significant proportion of the local urban form.  However, the town also possesses a historic character which includes a number of Victorian and Edwardian terraced and semi detached properties in addition to some cottages in local stone.  These types of properties provide continuous frontage with limited gaps between dwellings, many of which front directly onto the highway.

Although the proposed dwellings on this site do not fully reflect the historic character and vernacular of Burton Latimer, it is fair to say that a significant proportion of the proposal comprises other characteristics of the town including frontage, natural surveillance and proximity to the highway.  Many of the proposed buildings on site follow the line and curve of the street rather than be at odds to it.  Where there are junctions/corners, properties and buildings at these points are positioned to ‘wrap around the corner’ in order to provide for a better relationship with the street in terms of surveillance and street enclosure.   

Revisions to the layout of the scheme have also evolved since the submission of the application in order to differentiate between the hierarchy of street types on site and to help make the development more legible.  Each street type will comprise different design characteristics, for example:

1. Streets – primary route, wide carriageway, more open in character , medium to low density, detached dwellings

2. Lanes – secondary route, reduced carriageway width, use of on street parking to help enclose spaces, a mix of building forms with shallow frontages to the dwellings.

3. Closes/Drives – tertiary route, shared surfaces, deeper private frontages characterised by landscape elements, off road parking.   

The application has also revised its layout with respect to parking provision on site and now incorporates a mix of parking solutions including off road, garage provision (attached or adjacent to the property), tandem spaces for larger properties, small rear courtyards, some on street parking options and also the provision of car club spaces.  As a result the overall parking provision for the development is not remote from the dwellings and is generally well overlooked throughout the site. 

All these variations to the scheme have helped to provide greater clarity and character for the development.  However, it is felt that further definition of the different areas within the site through the use of Design Codes would have created an exemplar scheme.  Notwithstanding this comment, it is accepted that the layout is constrained by the gradient across the site which in turn has affected access and movement through the development.  It is felt that the revised scheme is a large improvement in comparison to the original submission and overall will have a very positive impact with respect to layout, appearance and scale.  As such it is considered that the proposal accords with design objectives set out in National Guidance and Policy 13 of the CSS.  Therefore it is an acceptable application with respect to the above Reserved Matters criteria.

3.
Landscaping
As part of the application details a number of plans and documents have been submitted in respect of landscaping matters.  The site incorporates a large area of open space to the north east and north west of the development site.  It lies adjacent to an existing swathe of open space which separates the site from the existing settlement area to the north.  Both the existing area and proposed areas of open space help to act as a buffer in order to provide a green separation between two large developments.  The landscaping proposals include two balancing ponds which are drainage features designed to store surface water runoff but also provide ecological and aesthetical benefits for the development site.  The area also includes a Children’s Play Area which will comprise 5 pieces of play equipment, a surfaced footpath, seating and a litter bin.  The planting schedule includes a wide variety of species and a good amount of proposed trees which is very much welcomed on a site of this size.

A number of objections have been received from local residents along Brooks Close in respect of potential tree damage to some existing trees which border the site along the north western boundary as a result of the proximity of the proposed housing development.  An Arboricultural Survey Report was carried out which surveyed the trees which were located on the periphery and beyond the site boundaries bounding agricultural land or private gardens.  The predominant species surveyed were Ash and Lime, the majority of which were mature trees in fair structural and physiological condition.  None of the trees surveyed were found to be Category A, and as such are not worthy of a Tree Preservation Order. However, some of the trees bordering the site have amenity value in landscape terms and are therefore important features within the skyline.  The report recommends that root protection areas are implemented for the trees surveyed in order to protect them from harm during construction activities.  It is considered that the Arboricultural Report May 2011 is sufficient and conforms to British Standard 2005/5837.  This report has to be adhered to in accordance with Condition 4.  

4.
Amenity

Much of the application site is surrounded by open countryside and as such the majority of the development will not adversely impact upon amenity for local residents.  However, properties backing onto the site from Brooks Close and Belvedere House which is situated adjacent to the site along Higham Road will be affected by the proposals.  Letters of objection have been received from several properties in the local area and a number of these are from residents within Brooks Close and also the owner of Belvedere House.

The objection from Belvedere House resulted in a revision to the layout of the site which included a substitution of a house type (plot 229) which is the proposed dwelling closest to the boundary of the site with Belvedere House.  Originally, the house type proposed included habitable room windows within its side elevation which would result in direct overlooking into the existing habitable room windows of Belvedere House less than 10 metres from window to window.  This issue was brought to the attention of the developer who agreed to substitute the original house type with a design that would not adversely impact upon privacy levels.  This has now been resolved and the replacement house type proposed no longer includes habitable room windows along its side elevation.  As such, the original reason for objection no longer stands and the privacy/amenity issues for this property are now satisfactory and accord with Policy 13 of the North Northamptonshire Core Spatial Strategy.

Objections from residents within Brooks Close also included concerns with respect to amenity – specifically privacy.  In this case, a number of properties back onto the application site and as a result will face onto the rear gardens and rear elevations of several proposed dwellings.  It is accepted that the existing view onto open fields from these properties will be eradicated as a result of this development but unfortunately nobody has a ‘right to a view’.  Assessment of this application can take into account the loss of amenity but this is different to loss of a view.  With respect to amenity considerations for residents within Brooks Close it is considered that the proposed relationship between existing and proposed properties is an acceptable situation.  Although the properties will be positioned ‘back to back’, both rear gardens will be sited between the properties.  As a result there will be an approximate distance of 20 metres between habitable room windows.  In order to further control this aspect of the development, it is recommended that a condition is included as part of any Reserved Matters approval to remove Permitted Development Rights for the proposed dwellings backing onto Brooks Close.  As such any single storey, first floor or two storey extensions and roof alterations to the proposed dwellings (specifically Plots 29-34) will require planning permission.  Taking all the above factors into account this is considered to be an acceptable 

situation/solution with respect to privacy and as such the proposed development accords with Policy 13 of the North Northamptonshire Core Spatial Strategy.   

Residents from Brooks Close also raised concerns with respect to potential damage to trees along the boundary they share with the application site, this matter has been addressed in the landscaping section and any construction being carried out in close proximity to the trees will need to conform to BS2005/5837.  

Another area of concern with respect to amenity considerations involves the gardens of the proposed plots backing onto the existing properties within Brooks Close.  As mentioned above these properties comprise gardens with existing mature trees.  These trees are situated along the boundary of the site and as such will be located in close proximity to the proposed dwellings and will overhang in the proposed gardens.  These gardens are south facing and due to the location of the trees for a certain part of the day/certain time of the year the existing trees will shade the private amenity land for the new properties.  This could cause potential conflict between existing occupiers of Brooks Close and future occupiers of the proposed dwellings.  However, in this instance, it is considered that managed correctly these trees could be an amenity asset for the properties in both visual and privacy terms.  But careful management and maintenance of overhanging branches and spreading roots will need to be taken into account by the potential occupier of the property.  This amenity issue is not considered to be a sufficient reason to refuse the application and as such overall amenity for the site is considered to accord with Policy 13 of the North Northamptonshire Core Spatial Strategy for the reasons set out above.

5.
Flooding and Drainage
As part of a condition requirement contained within the outline application, a Stage 2 Flood Risk Assessment (FRA) had to be submitted at the Reserved Matters stage of the planning process.  This had to conform to the parameters set out in approved Flood Risk Assessment (Revision C 11/01/2008) at the outline stage in 2008. Initially the Environment Agency objected to the application on grounds of insufficient information, specifically because the FRA did not comply with the outline planning permission or the requirements of PPS25 – Development and Flood Risk.  Further information was submitted which included revised details in respect of storage estimation, the flood risk assessment, balancing ponds and a desk study and ground investigation report.  This new information has been considered to be acceptable by the Environment Agency and they no longer object to the proposed application.  However, information relating to Condition 16 of the outline permission still needs to be submitted, approved and discharged in order for the development to proceed, but this does not affect the determination of this Reserved Matters application.  Prior to the commencement of development, works with regards to the design, provision, implementation and long term maintenance of the surface water drainage strategy is required.  However, the discharge of pre commencement conditions (such as this one) usually happens once approval of the application is granted.  As such this requirement should in no way delay the determination of this application.  Therefore, in respect of the requirements for the Reserved Matters application, the flooding and drainage matters are acceptable and comply with the National Planning Policy PPS25 subject to the requirements of condition 16. 

6.
Biodiversity and Ecology
As part of the consultation process, Natural England was notified of this scheme and provided with the details submitted on Biodiversity Management and accompanying plans.  Natural England have confirmed that they are satisfied with the information submitted but request that long term maintenance of the proposed ecological areas is secured (for a minimum of 5 years).  This forms part of condition 3 attached to this application and requires maintenance of the areas for a minimum period of 7 years.  As such the application is considered to accord with PPS9, Policy 13 of the Core Spatial Strategy and the condition requirements of the outline permission KET/2007/0559.   

7.
Other comments
The application has as a result of archaeological works on site raised considerable local interest due to the presence of roman remains and artefacts.  Archaeology was a material consideration assessed at the outline stage of the application process which was determined by the Planning Inspectorate in 2008.  The outline permission includes a pre commencement condition in respect of archaeological works on site and the developers have adhered to this condition throughout the application process.  They are working closely with the County Archaeologist Lesley Ann Mather who is satisfied with the programme of works that has been carried out to date.  As such there is no reason why this issue should hold up the progress/determination of the Reserved Matters application.  It may delay the start date for commencing development on the site but does not affect the recommendation for this Reserved Matters application.     
A 10% on site renewable energy requirement is a stipulation of condition 20 of the outline permission (KET/2007/0559).  Information in respect of this has been submitted by the developers as part of this application.  It is accepted that the details provided achieve the aims of the outline condition but further information is still required in respect of siting, size and the precise types of technology to be approved.  This is added as a condition for this application as the details will affect the appearance of the dwellings.  It is therefore considered to be an acceptable requirement at the Reserved Matters stage of the application process.  
The recommendation for this Reserved Matters application does not extend to the request for the following discharge of conditions on the outline application:

· Condition 12 (Boundary treatment details)

· Condition 15 (waste minimisation details)

· Condition 16 (Flood Risk Assessment details)

· Condition 17 (Material samples)

· Condition 22 (contaminated land investigation details)

The details for these conditions in addition to all other condition requirements remain outstanding and further information will need to be submitted in order for the specified conditions to be fully complied with. 



	
	Conclusion

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning applications be determined in accordance with the Development Plan unless material considerations indicate otherwise.  Taking all the above matters (detailed above) into account the proposal accords with Development Plan policies and subject to a number of conditions this application is recommended for approval.
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