BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 19/07/2011
	Item No: 5.2

	Report Originator
	Anne Dew
Senior Development Officer
	Application No:

KET/2011/0227

	Wards Affected
	Queen Eleanor and Buccleuch

	

	Location
	28 - 30 Grange Road,  Geddington

	Proposal
	Full Application: Change of use of ground floor to day nursery and use of the first and second floor as managers flat

	Applicant
	Mr & Mrs T White 


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 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.
The use hereby permitted shall not be carried out before 08:00  hours or after 18:00 hours on Mondays to Fridays, nor at any time on Saturdays, Sundays or any recognised public holidays. 

REASON:  To protect the amenities of the occupiers of nearby properties in the interests of amenity in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

3.
The use hereby permitted shall not commence on site until details of the boundary treatment to the primary and secondary play areas has been submitted to and approved in writing by the Local Planning Authority, and has been fully implemented in accordance with the approved details and thereafter retained.

REASON:  In the interests of the amenities and privacy of the neighbouring properties in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

4.
There shall be no external illumination on the site at any time other than in accordance with a detailed scheme which shall first have been submitted to and approved in writing by the Local Planning Authority. 

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

5.
Prior to the commencement of the use hereby approved, a scheme for the separation, storage and colllection of commercial and domestic waste shall be submitted to and approved in writing by the Local Planning Authority.  Development shall not be carried out other than in accordance with the approved scheme and these facilties shall  be retained as approved thereafter.

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

6.
The area for outside play shall be limited to the primary and secondary play areas as shown on approved drawing number 05B and no other area within the site shall be used for outside play.

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

7.
The use hereby permitted shall not commence on site until details of a scheme for the storage of cycles has been submitted to and approved in writing by the Local Planning Authority, and has been fully implemented in accordance with the approved details. The approved scheme shall be retained as approved thereafter.

 REASON:  In the interests of general amenity and to ensure that no obstruction is caused on the adjoining highway in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

8.
The first and second floor flat shall only be occupied by persons employed with the nursery hereby approved together with their dependent relatives.

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

9.
The maximum number of children in the nursery at any one time shall not exceed 35.

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

10.
Prior to commencement of the development hereby permitted, revised details of the site access showing gates set back a minimum of 5.5 metres from the highway boundary and revised crossing details shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out in accordance with the approved details prior to first use of the development hereby permitted..

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

11.
The means of access shall be paved with a hard bound material for the width of the access and for a minim of 10 metres into the site measured from the highway boundary.

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

12.
The parking arrangements shown on drawing number ITP/GRG/02A shall be completed and available for use prior to first use of the development hereby permitted. The area shall thereafter be retained as car parking.

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

13.
Development shall be carried out in accordance with the Method Statement set out in the Arboricultural Survey and Report prepared by RJ Tree Services received on 1 June 2011.

REASON:  To protect retained trees on the site in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

14.
The development hereby permitted shall not be carried out other than in accordance with the approved plans and details.

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

Notes (if any) :-

· NONE
Justification for Granting Planning Permission

The proposal is in accordance with national and local policies as set out in Planning Policy Statements 1 and 4,  Policies 2 and 3 of The East Midlands Regional Plan and  Policies 1,9, 11 and 13  of the North Northamptonshire Core Spatial Strategy.    The issues relating to parking, highway safety and residential amenity are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations.

Officers Report

	3.0
	Information

	
	Relevant Planning History

KET/2001/0803 Erection of detached double garage and extension to existing house to form swimming pool.  Approved 22.11.2001

KET/2002/0144 Extension to dwelling to form swimming pool room.  Refused 12.04.02.

KET/2002/0347 Retrospective permission for a covered swimming pool and a proposed screen fence to boundary.  Approved 28.06.2002

KET/2002/0415 Conservatory at rear.  Approved 28.06.2002

Site Description

Officer's site inspection was carried out on 17th June 2011.

The site is located on the corner of Grange Road and Skeffington Close.  The application site is a large detached dwelling, comprising nine bedrooms over three floors and is set within a large plot.  There is an existing vehicular access from Grange Road and the front garden is largely paved to provide car parking.  There are a number of mature trees, comprising a mix of Sycamore, Horse Chestnut, Maple and Lime within the front garden adjacent to the southern and western boundaries of the site.  The site is not located within Geddington Conservation area, however land immediately to the east on Grange Road does form part of the Conservation Area.

The surrounding area is primarily residential in character, however, there is a small industrial estate, comprising eight small units, located to the south of the application site, immediately opposite the junction with Skeffington Close.  Grange Road is characterised by traditional terraced properties which rely on street parking whereas Skeffingtion Close is characterised by more modern, detached and semi detached properties, set within large plots with in-curtilage parking.

Proposed Development

The proposal is for the change of use of the ground floor accommodation to the property to a children’s nursery.  The upper two floors will provide for a 6 – 7 bedroom flat for the manager and their family.  The nursery will be open between the hours 8.00am to 6.00pm Monday to Friday and at any one time the number of children will not exceed 35.  The applicant has confirmed that sessions will be staggered as follows: 8am – 5pm 10 children, 9am – 6pm 10 children, 9.00am to 1.00pm 15 children and 1.00pm to 5.00pm 15 children.  Play areas will be provided within the rear  and side garden to the property.

The existing access to the site from Grange Road will be utilised and improved.   The front garden area will be laid out to provide for eleven car parking spaces  necessitates the removal of two mature trees located in the south western corner of the site.

Any Constraints Affecting The Site

Adjacent to Conservation Area



	4.0
	Consultation and Customer Impact

	
	Geddington Parish Council – Referred application to committee.  Object on the grounds of parking and access issues.  There has been no update on these comments since re-consultation.
Highway Authority  Insufficient information submitted to enable a proper assessment of the impact on the public highway.  There are issues with the vehicular access, the parking spaces, parking provision. Need information on the number of children attending, session times, number of children per session, provision of disabled and cycle parking and details of how the drop off area will be managed.

Following re-consultation the following Highway Authority comments have been received:-

The proposed access improvements and revised parking layout are satisfactory and address concerns.  However, the gates are not set sufficiently far to allow a vehicle to wait clear of the footway while to gates were opened and they need to be set back from the highway and this can be dealt with by condition.  It is recommended that the radius vehicle crossing within the highway is amended to a standard dropped kerb crossing with the property running across the access to maintain pedestrian priority.  This can be dealt with by condition.  The scheme complies with standards set out in the old SPG on Parking.  On street parking is also available.  The Grange Road/ A43 junction has been observed and appeared to function adequately when waiting times and queuing within acceptable levels.  Given the views expressed by third parties it may be appropriate to require the applicant to undertake a formal count, however do not object to the application as proposed.  The applicant intends to collect children from the local school, the footway leading to the site is narrow with the crossing points for Skeffington Close, high kerbs and no tactile paving.  There is scope to improve the footway leading to the development.  A limit is required on the number of children on site at any one time and this can be controlled by condition.  Limiting the number of children to a lower number may assist in mitigating the concerns of locals.  A condition is required that all movements associated with the nursery occur at the approved access and not from the adjacent access track.
Environmental Health – Further information is required on play times, details of refuse arrangement and use of the flat above.

Following re-consultation the following comments have been received from Environmental Health:-

No objections subject to conditions requiring a 1.8 metre high close boarded wooden fence on the boundary with noise sensitive premises, the submission of a scheme for refuse disposal and restriction to the occupancy of the flat to persons connected with the use.
Neighbours 17 third party representations have been received objecting to the scheme on the grounds of:-

· Play area is located adjacent to property

· Parents want to park and not just drop off

· There could be between 60 – 80 children

· Bulk of traffic will be at peak times and not staggered through the day

· Concern over increased volume of traffic and danger to pedestrians

· Entrance to Grange Road and Skeffington Close is a single track road as there traffic is continually parked on one side

· Traffic has to queue for a long time to get gaps in A43 traffic to get out of the street

· More cars will increase hold ups on the A43

· Traffic to the nursery will have to turn around in  the street and be an inconvenience to pedestrians, particularly as there is no footpath on the other side

· Users of nurseries are some of the most stressed people on the road and have more potential for having an accident

· Vehicles already obstruct private drives

· Location is inappropriate for a nursery

· On average 12 cars park on pavements on Grange Road

· The site is at the junction with industrial units  where cars and vans will turn into these units at the same time as nursery traffic

· Site only has space for 3 vehicles to drop off at any one time

· Poor visibility to access the site

· Grange Road is busy in the morning with children walking to school and dog walkers.  An increase in traffic would be dangerous at the junction at the top of Skeffington Close

· Will be difficult for Skeffington Close residents to reach the A43 if cars are arriving at the nursery

· Noise and disturbance with secondary play are and vehicle circulation areas proposed adjacent to residential properties

· Increased traffic will result in noise, disturbance and pollution

· The use will generate 50 – 60 extra vehicles making a journey twice a day.

· Inadequate parking provision for staff

· Parents will park in the Milby Lane entrance where vehicles have to reverse out off

· No pavements

· More school children in the village will have to drive to school

· Parking problems are evidenced at other schools and nurseries

A petition with 100 signatures has been received which objects to the scheme on the following grounds:-

· There is existing congestion of the A43 and Grange Road

· Grange Road becomes single track and the road becomes blocked.  With 12 full time staff an additional 60 cars may use the junction.

· Existing car parking problems in area with vehicles parked on grass verges at the junction of Skeffington Close.

· No parking provided for parents and only a small drop off area

A further 17  third party representations been received following re-consultation on similar grounds to those noted above.  Additional grounds of objection are:-
· No need for a further nursery in Geddington.  The village is already served by a nursery/ pre school with capacity and a preschool/ nursery nearby (Udder Pre School) and child minders are in the village

· Peak times for the nursery coincide with children walking to school

· The amendments to the application do not address the problem of additional parked vehicles in the roads

· The revised plans requires no space to turn vehicles around without using driveways

· There are regular minor and frequent more serious accidents on this stretch of the A43 and a bypass has been approved for many years indicating that the road is busy.

· Geddington School also organise a ‘walking bus’ that uses Grange Road so extra traffic could be dangerous to school children

· The development has spaces for 9 cars, yet 18 staff are proposed

· The A43 is classed as a red route due to the number of accidents and injuries as a result

· The development may result in more locals and frustrated parents using Grange Road through to A6003 which is a single track road, with a dangerous junction and also a red route

· Parents delivering their children will not drive into the yard but will abandon there vehicles wherever there is sufficient space

· The road comes to a standstill when the refuse vehicles visit

· Parents do not comply with parking rules

· The argument that many clients will walk is questionable

· If permission was granted the use would expand

· An extra 2 car parking spaces will not overcome parking concerns.  Parents will inevitably be parked for 5 to 30 minutes at a time

· It is unlikely that parents will walk to the nursery, given most people put their children into nursery so they can work, it is fair to assume they will drop off their children form a car, on their way to work.

· The drop off figures provided for another nursery cannot compare to the current proposal which is in a village rather than a large town.

· The suggestion of staggered arrival times is unachievable, but cannot be enforced

· The nursery could expands to as many as 86 spaces

· If the flat is to be let out where would their car parking be provided

· What provision will be made for parking for special evens such as Christmas Plays

· The amendments make the situation worse.  Widening the entrance in order to allow cars to pass each other on their way in and out will result in grid lock.  Instead of illegal parking the road will become a stream of frustrated people trying to get up and down the same small piece of road.   The junction with Grange Road and the A43 will be come more dangerous due to cars turning into Grange Road only to find it full of trapped cars unable to move away from the junction.

· Many  private driveways exit onto Grange Road to a complete blind spot to oncoming traffic

· HGV’s and farm machinery regularly use Grange Road

· It is already difficult to reverse out of driveways onto Grange Road

· It will only be a matter of time before a serious accident occurs at this junction

· The are for pick up and drop off appears to be inadequate to enable vehicles to enter and exit without some form of manoeuvring

A 2nd petition with 82  signatures has been received following re-consultation objecting to the scheme on the following grounds:-

· It is very congested at the junction of the A43 with Grange Road.  With residents parking Grange Road becomes single land and if more than 1 car is waiting on Grange Road to join the A43, they block the road for any traffic wishing to turn off the A43 onto it, or from traffic coming across the crossroads from the village

· There are no guarantees that children or staff will walk or that cars arriving and leaving will be staggered and this is most unlikely.

· Once permission is granted the nursery will increase their numbers.  Based upon their floor space they could accommodate up to 86 children aged 3 – 5 years

· There is an existing shortage of parking areas for Grange Road residents and many have to park on the grass areas at the junction of Skeffington Close and Grange Road.  There will be 12 full time employees and the number of car parking spaces is 11.  There is no guarantee staff will walk and parents will not quickly drop off their children.  There is no guarantee that local children will work and this is evident at the village primary school.



	5.0
	Planning Policy

	
	National Policies

PPS1 Delivering Sustainable Development

PPS4 Planning for Sustainable Economic Growth

PPG13 Transport

Development Plan Policies

East Midlands Regional Plan

Policy 2: Promoting better design

Policy 3: Distribution of new development

Policy 48: Regional Car Parking Standards
North Northamptonshire Core Spatial Strategy

Policy 1: Strengthening the network of settlements

Policy 9: Distribution and Location of Development

Policy 10: Distribution of Housing

Policy 11: Distribution of Jobs

Policy 13: General Sustainable Development Principles

Policy 14: Energy efficiency and sustainable construction

Saved Local Plan

RA3. Rural Area: Restricted Infill Villages
SPG

Sustainable Design SPG


	6.0
	Financial/Resource Implications

	
	None.



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1.
 Principle of Use

2.
 Highway Safety Implications

3.
 Impact on residential amenity

4.
 Design and visual impact

Principle of Use

The application site is located within the village boundary of Geddington, which is defined in saved policy RA3 of the Local Plan for Kettering as a Restricted Infill Settlement.  Policy 1  of the North Northamptonshire Core Spatial Strategy states that development  will be principally directed towards the urban core, focused on the three Growth Towns of Corby, Kettering and Wellingborough.  In the remaining  rural area, including Geddington, development will take place within village boundaries.  Policy 9 of the North Northamptonshire Core Spatial Strategy requires that development will be disturbed to strengthen the existing network of settlements and preference will be given to locations that are accessible by a choice of means of transport.  Given the sites location within the village boundary, in a location that is accessible by choice of means of transport and close to its catchment area, it is considered that the scheme in accordance with policies 1 and 9 of the North Northamptonshire Core Spatial Strategy. The scheme is also in accordance with the requirements set out I  PPS4 .  Policy EC6 of PPS4 states that employment development needs to be located within existing settlements  Policy EC10 of PPS4 states that planning applications that secure sustainable economic growth should be treated favourable.  The scheme also meets the criteria set out in policy EC10.2 of PPS4 for which all applications for economic development need to be considered; it has been planned over the lifetime of the development to limit carbon dioxide emissions; it is accessible by a choice of means of transport; it secures a high quality and inclusive design will impact on economic regeneration and will positively impact on local employment.
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 parking, servicing and manoeuvring in accordance with adopted standards.
The proposed nursery use will utilise the existing vehicular access serving the property from Grange Road.  To bring this access up to a required standard, the application proposes to widen to access to 4.5 metres.  Alterations to the front forecourt will provide for eleven car parking spaces in total, nine of which will be for use by staff and parents.  The applicant has confirmed that twelve full time members of staff will be employed.

In response to the concerns raised by the Highway Authority, the applicant has provided additional information about how the nursery will operate, specifically in respect of vehicle movements.  In support of the application, comparative data has been submitted for a similar sized nursery in Irthlingborough for covering arrival times for a two week period.  These survey results show that 8.00am to 8.30am is a busy period, however it is evident that numbers are staggered.  Thirty seven of the fifty one parents questioned stated that they used the private car to get to nursery.  In respect of the current proposal, the applicant has advised that staff will be encouraged to walk or cycle to work and incentives will be offered to encourage staff to car-share.  In addition, staff shifts will be staggered.

Significant concern has been expressed by neighbours about the existing car parking problems in the area, particularly along Grange Road and that insufficient car parking is proposed for the nursery, resulting in vehicles parking on the highway, to the detriment of vehicular and pedestrian safety.  Useful guidance on car parking standards is set out Northamptonshire County Councils former SPG on Parking Standards.  This document sets out a maximum car parking provision for nurseries of 1 car parking space per 25 square metres of floor space, equating to a maximum car parking requirement of 10 spaces.  Revised plans have been submitted that demonstrate that this level of car parking can be provided within a satisfactory arrangement on site.  Northamptonshire County Highways Department have been consulted on the scheme and are also satisfied with the level of car parking proposed for the use.  

With respect to the proposed vehicular access to the site, subject to conditions, the Highway Authority have raised no objections.  Conditions would be required covering details of set back gates and the radius vehicle crossing within the highway being amended, and provision of hard surfacing and parking spaces.

Significant local concern has been raised about the suitability of the New Road/ Grange Road junction for the level of traffic associated with a nursery use.  Objectors have stated that residents of Grange Road properties park on Grange Road, up to the junction with New Road, which in effect results in a single track road.  Objectors have advised that delays and highway safety issues result for both vehicles pulling into and out of Grange Road.  The Highways Authority have observed traffic at this junction between the hours of 7.45am and 9.00am on Thursday 9th June, and concluded that the junction appeared to function adequately with waiting times and queuing were within acceptable levels.  Whilst the Highways Authority have suggested that the applicant could undertake further parking surveys, they do not object to the application subject to a condition restricting the number of children  on site at any one time to 35.

The Highways Authority have also requested that the footway leading to the site is narrow, with high dropped kerbs and no tactile parking.  With an increase in the use of this pavement, they have suggested that there is scope to improve the footway.  Given the number of people likely to use the footway in association with the nursery use is likely to be relatively low in comparison to existing footfalls, this is considered to be an unreasonable request and does not meet the tests for conditions set out in Circular 11/95 ‘The use of planning conditions in planning permissions’.

In conclusion, subject to conditions, the scheme provides for acceptable vehicular access and car parking provision and will not have any significant adverse impact on the Grange Road/ New Road junction and as such is in accordance with the requirements of policy 13(d) of the North Northamptonshire Core Spatial Strategy.

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 surrounding area is primarily residential in character with properties immediately to the north, south, east and west of the site all being  in residential use.  The use of the site as a nursery for up to thirty five children at any one time will represent a significant intensification of use in comparison to the current 9 bedroom dwelling.  No alterations are proposed to the dwelling, thus no issues of overshadowing, overbearing impact or loss of privacy will occur as a result of the change of use.  The main impact that the nursery will have on the amenity of occupants of nearby dwellings is in respect of noise and disturbance from children and staff  arriving/ leaving the nursery and noise from children playing in the play areas.  The scheme provides in total for eleven car parking spaces for both members and staff and parents dropping off, with on street parking also available if necessary.  The car parking area is located to the front of the property and is located sufficiently far from the boundaries with nearby dwellings not to result in an significant adverse levels of noise for cars arriving and departing.  The car parking spaces, at their closest point, are located approximately 6 metres from the boundary with 34 Grange Road and are screened by existing mature planting; number 19 Grange Road is located on the opposite side of Grange Road, approximately 14 metres away and again is well screened by existing mature vegetation, approximately 30 metres away from number 26 Grange Road to the east and 36 metres away from 1 Skeffington Close to the north.  
Access into the building for parents will be via one of three entrance doors, depending upon which room their child is based.  Two of these entrance doors are located on the eastern elevation of the building and the third is on the western elevation.  The proposed entrance doors are considered to be located sufficiently far away from neighbouring properties not to result in any adverse levels of noise or disturbance.  The entrance doors on the eastern elevation of the building are located approximately 16 metres from the eastern boundary of the site with Skeffington Close and the entrance door on the western elevations located approximately 4.5 metres from the western boundary adjacent to 32 Grange Road.

The applicant has confirmed that outside play times will be staggered for various aged children with sessions at 10.00am, 12.00am, 1,30pmand 3.30pm.  They have also confirmed that it will never be the case that all the children in attendance at the nursery will be outside at any one time and those groups who are outside will be split between the two play areas.  The larger primary play area will be located to the east of the house, adjacent to Skeffington Close an, whilst the secondary play area will be located within the rear garden of the property.  Revised plans have been submitted by the applicant which provide for both the play areas being set back from the northern boundary with number 1 Skeffington Close so as to reduce any noise or disturbance that may result to occupants of this dwelling.  A 1.8m high close boarded fence will provide a gap of approximately 8 metre for the primary play area and 5.5 metres for the secondary play area between the play areas and the northern boundary with number 1 Skeffington Close.

Subject to a condition requiring the erection of the fence, and the play area to be provided in accordance with the approved plans, the level of noise experienced by the occupants of number 1 Skeffington Close is considered to be of an acceptable level.  Numbers 26 Grange Road and 46 Skeffington Close are separated from the primary play area by the highway and this separation distance, combined with existing 1.8 m metre high timber fencing is sufficient to avoid any adverse impact on respect of noise and disturbance to the occupants of these properties.

The secondary play area will be located adjacent to the western boundary of the site.  The western boundary of the site immediately abuts a narrow access track and beyond that is the house and garden to number 32 Grange Road.  There is a separation distance of approximately 12.5 metres between the play area and the nearest rear facing windows in place on the property and a separating distance of just over 4 metres between the play areas and the rear garden area serving 32 Grange Road. Given this separation distance, the staggered use of the play are and existing 1.8 metre high timber boundary treatment in place on this boundary, it is not considered that any noise emanating from the site will be of an acceptable level and have no adverse impact on residential amenity of occupants of the dwelling.

Environmental Health have been consulted on the scheme, and subject to conditions covering the play area, refuse disposal and occupation of the flat above have raised no objections.  

In conclusion, subject to conditions covering opening hours, numbers of children and the use of the play areas, it is not considered that the scheme will have any harmful impact on residential amenity and as such is on accordance with the requirements of policy 13(l) of the North Northamptonshire Core Spatial Strategy.
Design and Visual Impact

Policy 13(h) of the North Northamptonshire Core Spatial Strategy requires that developments be of a high standard of design, architecture  and landscaping  and respect and enhance the character of its surroundings.
No external alterations are proposed to the existing dwelling as part of the application.  The main physical alterations proposed relate to the enlargement of the forecourt to the front of the dwelling to provide for eleven car parking spaces for the use.  The provision of the eleven car parking spaces will also necessitate the removal of two trees in the south western corner of the site (a lime and a horse chestnut).  In addition, the report has identified that the Sycamore tree immediately adjacent to the access needs to be removed due to ill health.  The remaining four trees within the front garden will be retained and given the affected trees are of limited public amenity and their loss will not greatly affect the character of the site or area, their loss is considered to be acceptable.  To ensure that the remaining trees will not be affected by the extended hard standing area, conditions are required to cover no dig zones and the provision of cell web hard standing within the root protection zones of the remaining trees. Whist the extent of hard standing will increase, a reasonably sized landscaped area will remain to the front of the property, thereby preserving the existing rural feel of the site.  It is also considered that these alterations will preserve the character of the adjacent Conservation area to the east of the site.  

Whilst the use of the site will intensify, it is considered that the building and the site itself are of a sufficient size to accommodate the proposed use without resulting in a determination impact on either the character of the building or that of the character of the surrounding area and adjoining Conservation Area.  Subject to conditions, the scheme is thereby considered to be in accordance with policy 13(h) of the North Northamptonshire Core Spatial Strategy.



	
	Conclusion

The scheme is in accordance with national and local policy and subject to conditions will not result in any adverse highway safety implications or any adverse impact on residential amenity.
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