BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 19/07/2011
	Item No: 5.1

	Report Originator
	Anne Dew
Senior Development Officer
	Application No:

KET/2010/0698

	Wards Affected
	Welland

	

	Location
	Greenfields,  Braybrooke Road  (land off),  Braybrooke

	Proposal
	s.73A Retrospective Application: Use of the site for siting of a modular dwelling and the keeping of horses, creation of hard standings, erection of stables and fencing, installation of septic tank

	Applicant
	Mrs A Holland 


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 REFUSED for the following reason(s):-
1.
National and local planning policies indicate that there is a presumption against development in the countryside, other than when justified in exceptional circumstances, in order to conserve the intrinsic quality and value of the open countryside.  Insufficient justification has been provided regarding the need for a  temporary dwelling in the open countryside and therefore the proposal fails to comply with the five criteria set out in Planning Policy Statement 7 Annexe A.    In addition there is no justification for stables on the site given that that the site is of an insufficient size to accommodate horses.  The scheme is thereby contrary to the aims and objectives of policy 7 and RA5 of the Local Plan for Kettering Borough, policies 9.10 and 13(o) if 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 facilties and there would be a significant reliance on the private car, the proposal is therefore in an unsustainable location and as such 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 scale, design and siting would result in an 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 Plan and policy 13(o) of the North Northamptonshire Core Spatial Strategy.

Notes (if any) :-

· NONE
Justification for Granting Planning Permission

NONE

Officers Report

	3.0
	Information

	
	Relevant Planning History

Adjacent Plots of Land - Greenfields 

KET/2010/0800: Retrospective Application: Change of use from agricultural land to residential Gypsy site with 3. no. pitches and facilitating development.  Determination of this application is pending.  This site is located to the north east of the application site.

KET/2010/0805: Retrospective Application: Change of use from farm land to provide siting of mobile home and 2 no caravans, including associated hard standing, access road and septic tank.  Determination of this application is pending.  This site is located immediately to the north of the application site.
Relevant Enforcement History

16/07/2011 EN/01/0318 Enforcement Notice issued in respect of the change of use of the land to a mixed use for the keeping of horses and the siting of caravans for residential occupation together with associated vehicles and equipment, and the erection of buildings and the carrying out of works as part of the unauthorised change of use.  The notice continues to have effect on relation to the development specified in the notice.  

Further enforcement action at the wider site has been taken in March 2011, in respect of the making up of part of the access track.

ENFO/2009/00078 Authorisation was granted in May 2011 for Enforcement Action to be taken on land to the north of the application site against the erection of buildings and structures, the storage of motor vehicles on the land, the provision of residential accommodation and the use of the land as a leisure plot.

Site Description

Officer's site inspection was carried out on 8th June 2011.  

The site forms part of Greenfields which in the past has been divided up into separate plots and sold off.  An unauthorised access road has been constructed into the site from Braybrooke Road which provides vehicular access to the plots. The overall application site has an area of 3366 square metres and is located in an isolated location within the open countryside approximately 1.5 miles from Braybrooke.  The application site is the fourth field up on the western side of the unauthorised access road.   Overhead pylons cross the south western corner of the site in the area proposed as paddock.  A public footpath runs  to the north of the site which connects Braybrooke to Desborough Road.
The site is currently occupied, however not in the same form as has been applied for.  The site has been dissected into two  providing for two plots with an internal vehicular access running adjacent to the  south west boundary of the site.  The front plot is occupied by a modular building, however it is not the same design or type as that proposed.  In addition there is a 2nd caravan, a shed and a portable toilet in place.  The plot to the rear of the site was occupied by two caravans at the time of the site visit.

There are other similar unauthorised developments within Greenfields, with a plot of land immediately to the north occupied by similar modular buildings and caravans and land to the north east being occupied by a number of caravans.  Both these sites are subject to current planning  applications. 

Proposed Development

The eastern part of the site, comprising approximately 790 square metres, will occupy a modular residential dwelling with two bedrooms, a stable block to house up to four horses, hard standing for vehicular access and parking, a new close boarded fencing and installation of an 80 litre septic tank.  The proposed stable will be timber clad with a metal roof and the modular dwelling will be upvc clad with an eaves height of 2530mm and a ridge height of 3250mm.  Lighting to the site will be via bulkhead lighting which will be installed on the stables, gate posts and mobile.  The western part of the site, comprising approximately 2574 square metres, will be used as a paddock for the applicant’s horses.

The applicant is not claiming to be of Gypsy or Traveller status.   The proposal is not   for the operation of a business use, with the land being used for the stabling of the applicants own horses.  The justification for the provision of the modular dwelling on the site is to provide 24 hour care during critical foaling periods.  

Any Constraints Affecting The Site

None.



	4.0
	Consultation and Customer Impact

	
	Northamptonshire County Highways Department A lack of information has been submitted, however the proposal unlikely to have any highway objections.  The vehicular access would be shared with the development applied for under  KET/2010/0800 and the same conditions regarding the access would apply.   Swept path tracking drawings of articulated vehicles will be required be condition which will then determine minimum access width, the extent of hard paving to the access road, the extent of road widening required, all of which will be controlled via condition.  Conditions are also required regarding visibility splays and provision of adequate parking and turning space.

Braybrooke Parish Council Object. The site is on Greenfield land and not a Brownfield urban site;  site is located outside of the village envelope and is environmentally sensitive; the development will erode the green gap between Braybrooke, Arthingworth and Desborough;   site is not closely linked with an adequate range of facilities (shops, healthcare, play areas);  no public transport links; site will impact on small resources of Braybrooke, in particular the highway network; unsatisfactory access arrangements causing extreme damage to the highway network; site access inappropriate for refuse collection; site is remote and does not maximise the chances for social inclusion and sustainable living; not  a healthy site with pylons; residents on land in breach of planning policy and enforcement notices; there is potential for the site being bigger than Braybrooke; not needed to live on the land to look after horses; modular building not in keeping; hardcore is destruction of the meadow; query when the existing septic tank was installed and when it was approved; what is meant by a nursery, applicant does not own access; it is a material consideration that the land has been divided up into 50 plots and  there are inaccuracies in the application form.

Dingley Parish Council Object.  The development is not appropriate for the area and will set a precedent for the whole borough.  Concerned that the application is retrospective and gives the impression that there are two sets of planning laws.  All existing structures and buildings without planning permission should be removed immediately.

Harrington Parish Council Strongly object.  The scheme is contrary to planning policy.  The scheme will cause immeasurable harm to the countryside, being visible over considerable distances;  horses are not a reason to grant planning permission for a modular dwelling; it will set a precedent – is there any Greenfield land that is safe from development?  And the enforcement notice should be acted on without delay.

Artinghworth Parish Council   Object.  The application is retrospective; the site is Greenfield, agricultural land in the open countryside; will have an adverse impact on the open countryside, the  roads are inadequate to take extra traffic; the development will set a precedent; total area of site and land adjoining is larger than the villages of Arthingworth and Braybrooke;  contrary to KBC policy and  concerned over the number of smaller sites appearing in the area.

Environmental Health No objections subject to conditions covering storage and collection of waste and location of manure heaps.  Caravan sites require a licence under the Caravan Site Sites and Control of Development Act 1960.
Northamptonshire Area Foot Path Committee - The scheme is detrimental to the area, having a devastating effect on the countryside and footpaths.  The footpath would become unusable and there would be a loss to agriculture.
Environment Agency No objections subject to conditions covering the septic tank, including a percolation test to ensure that soke away serving the septic tank will work and details of the type of septic tank to be installed.

The Wildlife Trust  There are no site designations of any category either at the application site or in its general vicinity.  The Wildlife Trust is nit aware of any historical records of any protected  or notable species sightings from the site itself or surrounding area, however, the absence of evidence does not necessarily mean evidence of absence.  The footprint for the scheme does not lie either within, or significantly close to any established Green Infrastructure Corridor routes.
Daventry District Council Daventry dealt with a recent application for a family traveller site (‘Golden Stables’) on a parcel of land immediately opposite Greenfields.  The site forms part of the same locality as land within Daventry District and the area needs to be considered as a whole.  There is a need to protect the countryside against cumulative impact.  The land to the south of the application site, within Daventry District, falls within a Special Landscape Character Area where stronger rural planning controls apply.  Object to application on grounds of over concentration of Gypsy sites in the locality and the site being unsuitable given narrowness of adjoining highway and quiet rural character.   Granting permission would set a precedent for other traveller related developments in both districts.  Greenfields is different in character to Golden Stables.  Greenfields is large and of a communal scale and is clearly visible form public vantage points and generates potential for respective plots to be developed further.  Development contravenes local policies and enforcement action should be continued.  Golden Stables is a discreet, non prominent site, which is strictly controlled by condition.  Granting permission could set a precedent for Golden Stables to be inappropriately expanded.  The whole of the Greenfields site needs to be treated as one planning unit.  At the time of site visit there were 11 unauthorised caravans.  The personal circumstances of the applicant are not sufficient to outweigh other concerns.  If permission granted, suggest conditions are similar to those at Golden Stables.

Desborough Town Council Object.  The application is incorrect as the applicant already lives on the site. The site is Greenfield and will be the thin end of the wedge if development is allowed.  Question the need to erect temporary accommodation when there are nine caravans and two campers already on site which is enough to look after any horse in foal.

Police  No formal objection.  Suggest informatives to reduce likelihood of crime and anti social behaviour occurring in the interests of securing the quality of life of future residents.
Neighbours  152 third party representations have been received.  Objections are on the following grounds:-

· Development has resulted in an increase in traffic through Arthingworth Village towards Braybrooke, mainly commericial vehicles

· Detrimental impact on the community

· There are already at least 12 caravans on site

· Concerns over human sanitation

· Hard standing and access tracks have not been removed

· Area is used by ramblers and horse riders

· It is not necessary to have a residential dwelling to look after a stable or to put in toilet facilities

· Development has already taken place – fences, roads, toilets, dustbins, post boxes and caravans being lived in

· Concern the site is being developed into a larger site and added to bit by bit

· Correlation between litter, rubbish and fly tipping on nearby country roads

· 4 cars will be associated with the development and these will have a harmful effect on the character and appearance of the open countryside

· Modular dwelling and hard standing will have an adverse impact on the countryside

· Problems of speeding trucks on local roads which re used as a short cut.  Someone will be hurt.

· Concern that the site is close to the boundary with 2 local authorities

· No material change in circumstances since the enforcement notice was approved by committee

· Increased traffic on local roads

· Concerned that if development was granted it would not stop at this

· The area is home to wildlife and birds and virtually pollutant free

· Everyone should be treated fairly

· Existing works have desecrated the countryside

· Many stables in Braybrooke function well without the need for building a dwelling and applications have been refused in the past by KBC.

· The site is a 47 acre field which can be seen for miles around

· If allowed a precedent will be set and the site will continue to be developed

· The site has an enforcement notice on it preventing any type of development

· No details of the number of lorries and trailers there will be on site

· The site will be used for commercial purposes which is inappropriate

· The access road has an enforcement notice.  This should be acted on and should not be assumed that there is an easy access to the plot in the middle of the field

· Increase in traffic on local roads would require new infrastructure in the interests of highway safety

· The stables have no paddock to go with it which raises animal welfare issues

· Site does not meet the requirements of PPG2 and paragraph 14

· Site is not served by local footpaths

· No provision of affordable housing

· Contrary to planning policy advice which seeks to reduce the number and lengths of journeys and promote transport choice

· Alterations required to the highway would harm character 

· Septic tank is only necessary if a permanent dwelling is provided

· why do they need a permanent site

· Site is located in the open countryside and is a green field site

· There is a public footpath running through the site

· Adverse impact on the local narrow roads

· Site is not closely linked with a settlement with an adequate range of facilities, there are no local shops, health facilities or sports facilities in Braybrooke

· The application needs to be considered in the context of KET/2010/0800

· The development is not architecturally interesting and would not enhance the site

· The site is not suitable as per the recent appeal at Black Paddocks

· If need is accepted, the development is contrary to policies 13 and 17 of the CSS

· The site is an environmentally sensitive area and is eroding the gap between Braybrooke, Arthingworth and Desborough

· Site does not provide for sustainable or public transport links other than the private car

· There is no need for a nursery

· The scheme provides for insufficient access and provision of turning

·  Impact on the scant resources of Braybrooke, particularly the highway network

· Ownership of the access is not made clear in the application

· The site access is inappropriate for refuse collection

· Site is remote and will not maximise the possibilities for social inclusion

· Will the nursery be a business

· There is no need for another nursery

· There is no need as the applicant already has accommodation at Justin Park 

· Determining the application before consideration has been given to other alternative sites would be premature

· Contrary to advice in Circular 01/2006

· Temporary permission should not be granted and undermines what the planning process in intended to protect

· Temporary permission would encourage others to act the same way without permission

· The proposal could result in an additional 16 – 18 vehicle movements a day based on the TRICS trip rates for dwellings

· A serious accident occurred recently on local roads

· Lanes offer amenity value for walking, horse riding and cycling to surrounding villages, none of which have playing fields of facilities of any kind for leisure

· Area designated as green belt

· The road which gives access to the site is very narrow, single track road which is unsuitable for extra traffic

· The application is for one plot of land within a larger area with many plots on it

· Local roads are unsuitable for large vehicles such as horse boxes

· The site is an eye-sore

· Similar developments such as Springfields have changed the rural setting

· Hardcore is not required for local vehicles

· There has been a lack of public consultation on the application

· Local roads during winter months are very hazardous and at times impassable

· New structures on the suite are being continuously erected

· Wild birds, including red kites may be displaced

· The use of the public right of way would reduce

· KBC needs to take a more holistic approach ion this overall area of land

· Alterations to green belt should be explored before green belt is considered.  There are numerous Brownfield sites in Kettering and vacant plots in the Braybrooke area

· The site will be seen and is directly opposite to another Gypsy site

· The site can be seen from the A6 across the valley

· The development could result in 40 plus plots being created

· Businesses are already operating from some of the plots

· Manure heap is unsightly

· No water serves the site

· Associated paraphernalia with residential occupation

· Traffic from construction work

· The site is located on the boundary of 2 conservation areas

· No details of the nursery are included in the application

· The materials proposed for the building will not blend in with the local landscape (white cladding)

· Illumination of the site should be required resulting in light pollution in the open countryside

· Query that a septic tank was previously approved by KBC

· The scheme is part of a coordinated strategy to change the field from agriculture to an urban development

· Loss of open space

· Every entrance into Braybrooke has a traveller site

· The location is unsuitable for the size of the encampment

· Increased noise

· No pavements on local roads

· The site is not healthy with pylons crossing the land

· Query the implications the development will have for the natural spring

· Braybrooke in the past was a designated Special Landscape Area

· The applicant is not homeless or penniless

· Contrary to local plan  clause 49 and policies K12, RA4 and CSS policies 9, 13, 16 and 17

· The application is essentially residential development on a Greenfield site

· The site is located in a prominent location on top of a hill

· Remote location – 1.5 miles from Braybrooke and Arthingworth and 2.5 miles away from Desborough

· British Horse Society advice is one horse per 1 – 1.5 acres of grazing land.  Application site is only ¾ acre thus providing substandard equine accommodation

· Site has no waste disposal facilities

· Site is close to Justin Park

· Development can be seen from the road

· Nuisance to neighbours

· Pre-fabricated building are more noticeable and intrusive in the local landscape than brick buildings

· Scheme will impact on Braybrooke, Harrington, Arthingworth and Thorpe Underwood

· Fear of crime

· Stables will be changed to living accommodation

· Scheme is contrary to Local Plan policy which requires that Gypsy sites have regard to the environment, have no adverse impact on the road network, not result in more than 10 caravans on site and to avoid over concentration.

· The scheme contravenes the green living vision of the CSS and the vision of strengthening villages set in attractive countryside

· The plans show no septic tank

· No biodiversity report has been submitted

· Justin Park has been recently extended

· The applicants are not travellers but seeking to build a village style site and the scheme should be considered against normal planning policy.

· The scheme dominates Arthingworth

· No amenities on the site to support any development to a reasonable standard of living

· There is no public lighting in the area

· Loss of tees and plants

· Impact on wildlife – badgers, foxes, deer, sand lizards, frogs, woodpeckers, kestrels and many birds

· Scheme has implications for the residential structure of adjoining parishes

· No mains drainage and this poses a risk to the quality of ground water

· Detrimental impact on landscape character

· The Gladwishes site is as large as the whole of Braybrooke village

· No justification has been submitted to meet the tests set out for temporary agricultural dwellings in PPS7.  There is no firm intention and ability to develop the site, the need stated in the application is insufficient to warrant a temporary unit.  There is no functional need, the protection of livestock alone is not a sufficient reason to justify a temporary unit.  There have been previous appeal decisions where the keeping of 30 horses would not justify the functional need for a dwelling on site.  There is no evidence that the enterprise has been developed on a sound financial basis.  No evidence has been submitted with the application to demonstrate that no other existing accommodation in the area which is suitable for occupation.

· The cumulative visual impact of the development, in the centre of a field and poorly related to other development is visually intrusive to the appearance of the site and surrounding area.

· The site will appear as a further isolated development in the open countryside


	5.0
	Planning Policy

	
	National Policies

PPS1. Delivering Sustainable Development

PPS3. Housing

PPS7. Development in Rural Areas

PPS9. Biodiversity and Geological Conservation

PPG13. Transport

PPG23. Planning and Pollution Control

PPG24. Planning and Noise

PPG25. Planning and Flood Risk

Development Plan Policies

East Midlands Regional Plan

P2. Promoting Better Design

P3. Distribution of New Development

P11. Development in the Southern Sub Area

P13B: Housing Provision

P26. Protecting and Enhancing the Regions National and Cultural heritage

P28. Regional Priorities for Environmental and Green Infrastructure

P29. Regional Priorities for enhancing the Regions Biodiversity

P31. Priorities for the management and Enhancement of the Regions Landscape

P32. A Regional Approach to Water Resources and Water Quality

P39. Regional Priorities for Energy Reduction and Efficiency

P48. Regional Car Parking Standards
North Northamptonshire Core Spatial Strategy

P1. Strengthening the Network of Settlements

P7. Delivering Housing

P9. Distribution and Location of Development

P10. Distribution of Housing

P13. General Sustainable Development Principles

P14. Energy Efficiency and Sustainable Construction

P15. Sustainable Housing Provision
Local Plan

P7. Protection of the Open Countryside

RA5. Housing in the Open Countryside

SPGs

Sustainable Design SPD



	6.0
	Financial/Resource Implications

	
	None



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1.
Principle of development 

2.
Sustainability of the site

3.
Design and Landscape Implications

4.
Impact on Residential Amenity

5.
Highway Safety Implications

6.
Drainage

7.
Sustainable Development

8.
Ecology

Principle of Development

The application site is located within the open countryside.  PPS7 states that Local Planning Authorities should strictly control new building in the open countryside which is located away from established settlements or from areas allocated for housing in development plans.  Planning policies in the East Midlands Regional Plan and the North Northamptonshire Core Spatial Strategy follow a similar vein.  Policy 3 of the East Midlands Regional Strategy states that in assessing suitability of sites for development priority should be given to making the nest use of previously developed land in urban or other sustainable locations.  Policy 9 of the North Northamptonshire Core Spatial Strategy states that new development shall be distributed to strengthen the network of settlements and new building development in the open countryside will be strictly controlled.  Instead, the focus for most additional housing in rural areas should be on existing towns and identified service centres.  

PPS7 does state that isolated new homes in the countryside will require special justification.  One of the few circumstances in which isolated residential development may be justified is when accommodation is required to enable agricultural, forestry  and other full time workers to live at, or in immediate vicinity of their place of work.    PPS7  sets out the criteria that needs to be met for such a need to be established which includes clear evidence of a firm intention and ability to develop the enterprise, a functional need, clear evidence that the business has been planned as a sound financial basis and the functional need could not be fulfilled by other accommodation in the existing area.   Policy RA5 of the Local Plan states that planning permission will not normally be granted for residential development in the open countryside, with the only exceptions being where it is essential for the purposes of agriculture of forestry; re-use or conversion; the provision of housing to meet local need; the replacement of existing dwellings or Gypsy sites.  It is important to emphasise that the applicant has categorically stated within the application that they are not of Gypsy status.

The applicant has stated in their justification statement that their reason for the application is to live a quiet, peaceful life, whilst also concentrating attentions on a fond past time in foaling horses.  The justification statement clearly states that this is activity is a past time only and not a business and as such fails to meet the tests set out in PPS7 for temporary dwellings for agricultural, forestry or other full time workers as there is no intention of setting up an enterprise or any functional need.  The only justification put forward by the applicant for the modular dwelling is that it will allow for 24 hour care to the family horses through the foaling stage.  The area of land allocated as a paddock area within the proposal is limited to approximately 2475 square metres  (0.61 acres).  Advice from the British Horse Society indicates that the minimum recommended acreage is 1 – 1.5 acres per horse or pony.   On this basis the site is not considered to be of a sufficient size to accommodate even one horse.  

In conclusion, the site is a Greenfield site located in the open countryside for which there is no special justification for the siting of the modular dwelling and associated works, or for the stables particularly given that the area of land is of an insufficient size to graze even one horse.  The scheme is thereby contrary to the requirements of PPS1, PPS3, PPS7, policy 3 of the RSS, policy 13 of the North Northamptonshire Core Spatial Strategy and saved policy RA5 and 7 of the Local Plan for Kettering Borough.

Sustainability of the site

PPS1, PPS3 and PPS7  state that the planning system should deliver housing developments in suitable locations, which offer a good range of community facilities  with good access to jobs, key services and infrastructure   PPS1 states that planning authorities should seek to ‘provide improved access for all to jobs, health, education, shops, leisure and community facilities, open space, sport and recreation, by ensuring that new development is located where everyone can access services or facilities on foot, bicycle or public transport rather than having to rely on access by car’.  .  Policy 13 (c and k) of the North Northamptonshire Core Spatial Strategy also require that developments maintain and improve the provision of accessible local services and community services.
The application site is located in an isolated location within the open countryside in a location that is inaccessible by means other than the private car.  The closest settlement to the site is Braybrooke village, which is approximately 1.5 miles from the site and provides very limited local services in the form of a primary school, a public house and a church.  Braybrooke is accessed from the application site via Griffin Road, which  is a single track road, with no pavements.  Whilst this distance is walk able, given the nature of the road, it is considered unlikely that it would be an attractive option for occupants of the site to walk or cycle into Braybrooke on a regular basis.  Desborough is the closest town to the application site which provides for a better range of facilities, including shops, doctors, community facilities and leisure centre.  The application site is located approximately 2.3 miles from the centre of Desborough and roads are also narrow, fast moving with no pavements.  Given the distances involved and the nature of the roads, many being single track country roads, walking or cycling is unlikely to be an option   There is no public transport service that links the application site with either Braybrooke or Desborough, further increasing the reliance of occupants of the site on public transport.

Policy 13(e) of the North Northamptonshire Core Spatial Strategy requires that developments incorporate measures to contribute to an overall target of 5% modal shift over the plan period away from the use of the private car.  No details have been submitted as part of the application to demonstrate how this could be achieved and given the sites isolated location, it is considered highly unlikely that this could be achieved.  

In conclusion the site is located in an unsustainable location  within the open countryside and occupiers of the site will be  reliant on the private car to access local services and facilities in Braybrooke and Desborough.  The proposal is thereby contrary to the requirements of PPS1, PPS3, PPS7 and policy 13 c, e and K of the North Northamptonshire Core Spatial Strategy.
Design and Landscape Implications 

Policy 13 (o) of the North Northamptonshire Core Spatial Strategy requires that developments conserve and enhance the landscape character, historic landscape, designated built environment assets and their settings and biodiversity of the environment making reference to the Environment Character Assessment and Green Infrastructure Strategy.  PPS1 and PPS7 state that planning authorities should continue to ensure that the quality and character of the wider countryside is protected and where possible enhanced.   PPS1 also states that where design is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area should not be accepted.

The wider landscape character of the area has been identified by the Northamptonshire Environmental Character Strategy as falling within the West Northamptonshire Uplands.  This landscape has a gently hilly character with long local views that are criss-crossed by a regular pattern of hedgerows.  The scarcity of settlements combined with the infrequency of isolated farms and cottages gives the landscape a remote and sometimes isolated character, with expansive views and a sense of openness prevailing on elevated land.  Land cover is primarily improved agriculture, with arable and pastoral farming creating an attractive patchwork rural landscape.  The key issues for this landscape are the conservation and enhancement of viewing opportunities across the landscape and the retention of the patchwork of arable and pastoral uses.

The scheme will provide for  a modular dwelling, stables, hard standing, fences and septic tank.  The modular building will be upvc clad, have an eaves height of 2530mm, a ridge height of 3250mm and a floor area of 10670mm x 4265mm.  The proposed timber clad stable is ’L’ shaped, has an eaves height of 2200mm, a ridge height of 2980mm,  a floor area of approximately 65.88  square metres and can accommodate 3 – 4 horses.  A large area of hard standing is proposed to the east of the site. The non paddock area  will be enclosed by a 2100mm high boundary fence.  The site is located within a prominent location within the landscape being located on higher ground.  Views of the site are fully visible from the surrounding area and p particularly from the footpath that runs to the north of the application site and  Braybrooke Road.  The design of the modular building and the materials proposed are poor and will form a visually incongruous features within the open countryside, to the detriment of its character.  The impact of the development is further compounded by the associated hard standing and fencing which will create an alien feature within the landscape.  Whilst the design of the stables is not dissimilar to other stables in place in the locality, its siting, in a remote location in the centre of the field does not respect the open and isolated character of the countryside.  

In conclusion, the scheme will introduce alien features into a prominent landscape to the detriment of the character of the area.    The scheme will undermine the wider objectives set out in the Northamptonshire Environmental Character Strategy and is contrary to the requirements set out in policy 13(o) of the North Northamptonshire Core Spatial Strategy and advice contained in PPS1, PPS3 and PPS7.
Impact on Residential Amenity

Policy 13(l) of the North Northamptonshire Core Spatial Strategy requires that developments do not result in an unacceptable impact on the amenities of neighbouring properties or the wider area, by reason of noise, vibration, smell, light or other pollution, loss of light or overlooking.
The site is located in an isolated position and whilst the site can be seen from nearby dwellings, there is sufficient separation distance not to result in any adverse noise or disturbance, overshadowing or loss of privacy.  The closest property to the site is Wooden House Kennel on Griffin Road which is located in excess of 300 metres from the site.
Concern has been expressed by objectors about light pollution.  The application states that lighting to the site will be via bulkhead lights which will be installed on the stables, gate posts and mobile.  No specific details of the type of lighting to be installed, or their exact location, have been submitted as part of the application.  If the scheme were to be considered acceptable, this matter could be addressed by a condition requiring full details to be submitted so as to ensure that no adverse light pollution results.
Significant concern has been raised by objectors about the removal of waste from the site.  The applicant has advised in the Sustainability Statement that refuse and recycling collection has been secured on a weekly basis by council refuse lorries.  Kettering Borough Council’s Refuse Department has been consulted on the application and advised that the refuse lorry will not use the private access; however, occupants of the site will be supplied with bins which they will need to walk down to the highway on collection days.

Highway Safety Implications

Policy 13(d) of the North Northamptonshire Core Spatial Strategy requires that developments have a satisfactory means of access and provide for servicing and manoeuvring in accordance with adopted standards
A Transport Statement has been submitted in support of the application.  The Transport Statement states that the development will utilise the existing gravel track that serves the site off Braybrooke Road, the site is not served by a recognised bus route, traffic flow will be low, with only 2 cars using the access.  The access track also allows for safe pedestrian access, there have been no reported accidents or incidents on the access road.

Northamptonshire County Highways Authority has been consulted on the scheme and raised no objections to the scheme subject to conditions including minimum access widths, hard paved finish for part of the access, highway widening either side of the access and vehicular visibility and provision of parking and turning within the site  The extent of the works that will be required in respect of these measures will be determined by the submission of swept path tracking drawings of articulated vehicles, which can be required by condition.  The Highways Authority are satisfied that the required highway works that are required can be achieved on site and subject to conditions, the scheme in on accordance with the requirements of policy 13(d) of the North Northamptonshire Core Spatial Strategy.  The Highways Department have advised that careful design of the access will ensure that there will be no requirement for any significant loss of landscape features to the site.

A public footpath is located approximately 170 metres to the north of the site, however, the footpath does not cross the application site.  Concern has been expressed by objectors that the occupation of the site would undermine the use of use and attractiveness of this footpath.  The application site is visible from the public footpath, however given the separation of the site from the right of way, the proposal does not obstruct or prevent use of the footpath.  Northamptonshire Council’s Rights of Way Officer has been consulted on the scheme and  their detailed consultation response will be included within the update report for consideration.
Drainage

Policy 13(q) of the North Northamptonshire Core Spatial Strategy requires that developments do not cause a risk to the quality of the underlying ground water or surface water.

Foul drainage is proposed from an underground septic tank which will be located adjacent to the stables and modular building.  As part of the submission, percolation test data and area run off data have been submitted.  The Environment Agency has been consulted on the scheme.   And has raised no objections to the scheme subject to conditions requiring a percolation test being undertaken to ensure the soak away serving the septic tank will work in adverse conditions and details of the septic tank to be installed to be submitted.
Sustainable Development

Policy 14 of the North Northamptonshire Core Spatial Strategy requires that proposals demonstrate that the development incorporates techniques of sustainable construction and energy efficiency; there is provision for waste reduction/ recycling and there is provision for water efficiency and water recycling.
A Sustainability Statement has been submitted as part of the application.  Little detail has been included within this statement about techniques of sustainable construction, provision for waste reduction/ recycling and water efficiency.   A utilities statement has been submitted as part of the application which states that the applicant has applied for mains water, financial resources are in place for sola and wind power or alternatively generated electricity.  Rainwater will be drained into the soak away and telecommunications will be limited to mobile phones.  Notwithstanding this lack of detail, these matters could be satisfactorily secured via condition.

Ecology
PPS9 ‘Biodiversity and Geological Conservation’ sets out planning policies on the protection of biodiversity and geological conservation through the planning system.  In relation to planning applications, PPS9 states that planning applications should not refuse permission if development can be subject to conditions that will prevent unacceptable impact on wildlife habitats or important physical features.

Concern has been expressed by objectors that the proposal will have an adverse impact on local wildlife, including red kites, badgers, foxes, deer, sand lizards, frogs and woodpeckers.  No survey details has been submitted as part  of the application, however there are no trees on the site and the site is not located within or close to any designated  area.  The Wildlife Trust have been consulted on the scheme and advised that they are not aware of any historical records of any protected  or notable species sightings from the site itself or surrounding area and the footprint for the scheme does not lie either within, or significantly close to any established Green Infrastructure Corridor routes. North Northants Badger Group have been consulted as concerns have been raised about badgers in the area and full details of their consultation response will  be included in the update report to committee.


	
	Conclusion

The scheme is contrary to the requirements of national and local planning policy.  The site is located within a non sustainable location within the open countryside where new development is strictly controlled and there is no special justification for this proposal.  The site is located in a prominent location within the open countryside and the development forms a prominent feature within the landscape and will adverse impact on the local landscape character.
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