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

PLANNING COMMITTEE
Meeting held – 24th May 2011

Present:
Councillor Shirley Lynch (Chair)


Councillors Adams, Bellamy, Brown, 



Edwards, Freer, George, Jelley and Soans

11.PC.1
APOLOGIES


None.


The Chair welcomed Councillor Hakewill to the meeting in his new role as Deputy Mayor, who was speaking on item KET/2011/0090, Cedar House, Loddington Road, Orton.

11.PC.2
DECLARATIONS OF INTEREST



Councillor Soans declared two interests as follows:-

Item 5.1 – He   was a member of Desborough Town Council and had already commented on the application.  He was also a member of the Gypsy and Traveller Sub-committee.


Item 5.5 – He was a resident of Braybrooke and Braybrooke Parish.

*11.PC.3
MINUTES

RESOLVED
that the minutes of the meeting of the Planning Committee held on 29th March 2011 be approved as a correct record and signed by the Chair.

*11.PC.4
ITEMS OF URGENT BUSINESS


None.

*11.PC.5
APPLICATIONS FOR PLANNING PERMISSION


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



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

	Proposed Development

*5.1
Full Application: Change of use from agricultural/paddock to Mobile Home Retirement Park.  Formation of access roads, parking and sewage treatment plant at Stoke Albany Road, Desborough for Mr and Mrs F Smith


Plan No. KET/2011/0016
Speakers
Nick Richards attended the meeting and spoke on behalf of Wilbarston Parish Council.
Barry Waine of Calnan Cox attended the meeting and spoke as agent for the applicant.
Councillor Alison Wiley attended the meeting and spoke as Ward Councillor.



	
	Decision

That planning permission be refused for the following reasons:-




1.
National and local planning policies indicate that there is a presumption against development in the open countryside, other than when justified in exceptional circumstances, in order to conserve the intrinsic quality and value of the countryside.  The proposed mobile home retirement park is not an exception to policy and as such is contrary to the aims and objectives of policy 7 and RA5 of the Local Plan for Kettering Borough, policies 9, 10 and 13(o) of the North Northamptonshire Core Spatial Strategy, and national planning policy advice contained within PPS7:'Sustainable Development in Rural Areas'.
2.
The site is in an isolated location away from local services, local communities and facilities and there would be a significant reliance on the private car, the proposal is therefore in an unsustainable location and as such is contrary to the aims and objectives of policies 9, 10 and 13(c) (k) of the North Northamptonshire Core Spatial Strategy and PPS1 'Delivering Sustainable Development', and PPG13 'Transport'.
3.
The proposed development, by virtue of its density, scale, design and siting would result in a obtrusive and incongruous intrusion within the landscape, thereby harming the character and appearance of the open countryside, contrary to the requirements of PPS1, PPS7, policy 2 of the East Midlands Regional Plan and policy 13(o) of the North Northamptonshire Core Spatial Strategy.
4.
The application has failed to demonstrate that the development has mitigated the adverse impact of the development upon local infrastructure and facilities, and specifically no scheme has been submitted for the provision of public open space. The proposal is thereby contrary to the requirements of policy 6of the North Northamptonshire Core Spatial Strategy and Kettering Borough Council's Adopted Open Space Supplementary Planning Document.
5.
The applicant has failed to demionstrate that the affordable housing provision generated by the scheme has been met.  The scheme is thereby contrary to the requirements of PPS3, policies 14 and 15 of the East Midlands Regional Plan and policy 15 of the North Northamptonshire Core Spatial Strategy.
6.
Insufficient information has been submitted with the application to demonstrate that the proposed package treatment plant will not result in pollution to the water environment and that consideration has been given to alternative methods for the treatment of sewage.  The scheme is thereby contrary to the requirements of PPS23 and policy 13(q) of the North Northamptonshire Core Spatial Strategy.
7.
The submitted flood risk assessment fails to comply with the requirements set out in Annex E of PPS25 and provides insufficent information to assess the flood risks arising from the proposed development.  The scheme therefore fails to meet the requirements of PPS25 and policy 13(q) of the North Northamptonshire Core Spatial Strategy.
8. The proposal has failed to demonstrate that 10% of the demand for energy from the development will be met on site and renewably and/or from a decentralised renewable or low carbon energy supply.  The scheme is thereby contrary to the requrements of policy 14 of the North Northamptonshire Core Spatial Strategy.
(Voting on the officers’ recommendation to refuse the application; 

For 8; Against 0)
	*5.2
Full Application: Construction of Manége at Cedar House, Loddington Road, Orton for Mrs N Thomas, c/o Blueprint Architectural Design.


Plan No. KET/2011/0090
Speakers
David Cooper attended the meeting and spoke as third party for the application.
Robert Thomas attended the meeting and spoke as agent for the applicant.

Councillor Jim Hakewill attended the meeting and spoke as Ward Councillor.



	
	That with the following justification:-
The proposed development is in the open countryside and as such conflicts with policy 7 of the Local Plan for Kettering Borough; policies 1 and 9 of the North Northamptonshire Core Spatial Strategy; and national policy advice in PPS7. However; in this particular case the nature and form of the development in close proximity to the adjoining residential property will not harm the character and appearance of the countryside and is in accordance with policy 13(o) of the North Northamptonshire Core Spatial Strategy. It is also considered that the isolated position of the development surrounded by mature hedgerow boundaries, well away from other residential development, minimises the impact of the development such that these are material considerations taken together which outweigh the conflict with Development plan policies.
planning permission be granted subject to the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.

REASON:  To comply with Section 91 of the Town and Country Planning Act 1990 (as amended) and to prevent an accumulation of unimplemented planning permissions.

2.
There shall be no external illumination on the site at any time. 

REASON:  In the interests of the amenities of the area in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

3.
The use of the ménage hereby approved shall remain incidental to the adjacent single family dwelling (Cedar House) for personal and private  use by its occupants at all times and shall not be used for any commercial or business purpose.

REASON: To clarify the terms of the permission and in the interests of highway safety in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

4.
No development shall take place on site until details of the surface material of the ménage hereby permitted have been submitted to and approved in writing by the Local Planning Authority. The development shall not be constructed other than in accordance with the approved details.

REASON:  In the interests of amenity in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

5.
No development shall take place until details of the proposed surface material for the vehicular access have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with these details.

REASON:  In the interests of highway safety and the visual amenity of the area in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

(Councillor Freer proposed and Councillor Soans seconded that the application be approved)
(Voting: For 8; Against 0)

	*5.3
Full Application: Two storey rear extension and conversion of existing dwelling to create 6 no. apartments at 93 and 95 Lower Street, Kettering for Mr S Culbert, Lower Street Developments


Plan No. KET/2011/0096



	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Planning Policy Statements/Guidance Notes 1, 3, 13 and 23, Policy 2 of The East Midlands Regional Plan, Policies 1, 7, 9, 10, 13 and 14 of the North Northamptonshire Core Spatial Strategy and Policy 35 of the Local Plan for Kettering Borough.  There are no material considerations that indicate against the proposal,
planning permission be granted subject to the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.
2.
No development shall commence on site until details of the types and colours of all external facing and roofing materials to be used, together with samples, have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.
3.
The landing and bathroom window at first floor level on the west elevation shall be glazed with obscured glass and thereafter shall be permanently retained in that form.
4.
The development hereby approved shall not be carried other than in accordance with the  Sustainable Construction and Energy Efficiency measures proposed in Section 6 of the submitted Design and Access Statement.
5.
Unless otherwise agreed in writing by the Local Planning Authority, development other than that required to be carried out as part of an approved scheme of remediation shall not commence until parts A - D of this condition have been complied with. If unexpected contamination is found after development has begun, development shall be halted on that part of the site affected by the unexpected contamination to the extent specified by the Local Planning Authority in writing until part D has been complied with in relation to that contamination.

A.
Site Characterisation
An investigation and risk assessment, in addition to any assessment provided with the planning application, shall be completed in accordance with a scheme to assess the nature and extent of any contamination on the site, whether or not it originates on the site. The contents of the scheme are subject to the approval in writing of the Local Planning Authority. The investigation and risk assessment shall be undertaken by competent persons and a written report of the findings must be produced. The written report is subject to the approval in writing of the Local Planning Authority. The report of the findings must include: 
(i)
a survey of the extent, scale and nature of contamination;
(ii)
an assessment of the potential risks to:
- 
human health,
-
property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and pipes,
-
adjoining land,
-
groundwaters and surface waters,

-
ecological systems,
-
archaeological sites and ancient monuments; 

(iii)
an appraisal of remedial options, and proposal of the preferred option(s).
This shall be conducted in accordance with DEFRA and the Environment Agency’s ‘Model Procedures for the Management of Land Contamination, CLR 11’.
B.
Submission of Remediation Scheme

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

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

In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority. An investigation and risk assessment must be undertaken in accordance with the requirements of part A, and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of part B, which is subject to the approval in writing of the Local Planning Authority.
Following completion of measures identified in the approved remediation scheme a verification report must be prepared, which is subject to the approval in writing of the Local Planning Authority in accordance with part C.
6.
No development shall take place on site until a scheme for insulating the dwellings from noise sources both within and outside the site 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 scheme.
6. Prior to the commencement of the development, full details of lockable bin and cycle storage facilities including their design, materials, location, exact dimensions and openings shall be submitted to and approved in writing by the local planning authority.   The bin and cycle stores shall be provided in accordance with the approved details prior to the first occupation of the development and shall be permanently retained in that form for the purposes of storing bins and cycles only.

(Councillor Freer proposed and Councillor Edwards seconded the Officers’ recommendation to approve the application)

(Voting:  For 8;  Against 0)
	*5.4
Full Application: 1 no. detached three storey dwelling at 5 St Andrew’s Lane, (land adj), Cranford for Mr M Pepper


Plan No. KET/2011/0173

Speakers
Mr Eric Cleaver attended the meeting and spoke as agent for the applicant.





	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Planning Policy Statements/Guidance Notes 1 and 5, Policy 27 of The East Midlands Regional Plan and  Policy 13 of the North Northamptonshire Core Spatial Strategy.   There are no material considerations that indicate against the proposal,
planning permission be granted subject to the following conditions:-




1.
Within 3 months of the date of this decision, details of the types and colours of all external roofing materials to be used, together with samples, shall have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.
2.
Within 3 months of the date of this decision, full details of all windows, doors, timber finishes, verge detailing and rainwater goods shall have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.
3.
The roof lights hereby permitted shall be conservation type roof lights, details of which shall be submitted to and approved in writing by the Local Planning Authority prior to installation and shall sit flush with the plane of the roof.  The roof lights shall thereafter be retained as approved in perpetuity.
4.
Within 3 months of the date of this decision, details of the materials for the hard standing, together with samples, shall be submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.
5.
Within 3 months of the date of this decision, a scheme of landscaping which shall specify species, planting sizes, spacing and numbers of trees and shrubs to be planted shall be submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be carried out in the first planting and seeding seasons following the occupation of the building.  Any trees or plants which, within a period of 5 years from the date of planting, die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species.
6.
Within 3  months of the date of this decision,  a scheme for boundary treatment shall have been submitted to and approved in writing by the Local Planning Authority.  The building shall not be occupied until the approved scheme has been fully implemented in accordance with the approved details.
7.
The  external facing  material to be used shall be Clipsham Stone from the Clipsham Stone Company in Rutland with lime mortar pointing 1:3 (lime putty/sharp sand) unless otherwise agreed in writing by the Local Planning Authority
8.
Within three months of the date of this decision, a scheme demonstrating how the development will incorporate techniques of sustainable construction and energy efficiency, provision for waste reduction/recycling and provision for water efficiency and recycling shall have been submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in accordance with these approved details.
9.
Notwithstanding the provisions of Article 3 of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or without modification) no building, structure or other alteration permitted by Class a - e of Part 1 of Schedule 2 of the Order shall be constructed on the application site.
10.
Notwithstanding the provisions of Article 3 of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or without modification) no additional openings permitted by Schedule 2, Part 1 Classes A or C shall be made in the any elevation or roof plane of the building.
11.
The parking area hereby approved on the revised site layout plan dted 18.0.2011 shall be provided prior to the first occupation of the building hereby permitted and shall be permanentlyl retained and kept available for the parkng of vehicles.

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

(Voting:  For 8;  Against 0)

11.PC.6
AUTHORISATION FOR PLANNING ENFORCEMENT ACTION AT BRAYBROOKE ROAD, BRAYBROOKE


A report was submitted, the purpose of which was to seek authorisation to issue an Enforcement Notice in respect of unauthorised development at Braybrooke Road, Braybrooke.



RESOLVED that the Head of Development Services be authorised to issue an Enforcement Notice as considered necessary in respect of the breach of planning control as set out in the report.
(Voting: For 8; Against 0)

*(The Committee exercised its delegated powers to

act in the matters marked *)
(The meeting started at 7.00 pm and ended at 8.55 pm)

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

Chair

JM/JSM


(Planning No. 10)


24.5.11


