BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 16/08/2011
	Item No: 5.2

	Report Originator
	Michael Boniface
Development Officer
	Application No:

KET/2011/0196

	Wards Affected
	William Knibb

	

	Location
	Beddows Motor Co, Green Lane, Kettering

	Proposal
	Full Application: Redevelopment of car sales and services area, car park and access road, to form phase 2 of retail (A1/A3) and hotel development

	Applicant
	Mr K Jones Tykes Development,


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 a S.106 OBLIGATION  being entered into, and 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.
With the exception of the UPVC window frames, the development shall not be carried out other than in accordance with drawing 'Elevations Showing Materials Page 1' and 'Elevations Showing Materials Page 2' received by the Local Planning Authority 1st August 2011. 

REASON:  To ensure an appropriate appearance for the building and to protect the character and appearance of the Conservation Area in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

3.
All glazed openings shall be 'Unique Windows' aluminium framed and finished Anthracite Grey (RAL 7016). 

REASON:  To ensure an appropriate appearance for the building and to protect the character and appearance of the Conservation Area 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 amenities of the area, adjoining residential properties and highway users in accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy.

5.
No development shall take place until a scheme for protecting the proposed hotel bedrooms from external noise 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, and the scheme shall be fully implemented before the use hereby permitted commences. 

REASON:  To ensure that acceptable noise levels within the hotel bedrooms are not exceeded in the interests of amenity in accordance with PPG24 and policy 13 of the North Northamptonshire Core Spatial Strategy.

6.
The A3 use hereby permitted shall not commence until details of a ventilation system required for the extraction and disposal of cooking odours has been submitted to and approved in writing by the Local Planning Authority.  The use hereby permitted shall not commence until the approved details have been fully implemented. 

REASON:  In the interests of the character and appearance of the conservation area and amenities of the area in accordance with PPS1 and policy 13 of the North Northamptonshire Core Spatial Strategy.

7.
The A3 use hereby permitted shall not commence until a scheme has been submitted to and approved in writing by the Local Planning Authority which specifies the provisions to be made for the control of noise emanating from the ventilation and extraction equipment required by condition 6.  The development shall not be carried out other than in accordance with the approved scheme.

REASON:  To ensure that the plant is adequately sound proofed in the interests of the amenities of the occupants of nearby premises in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

8.
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 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 must 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:  
  

o human health,  
  

o property (existing or proposed) including buildings, crops, livestock, pets,                    woodland and service lines and pipes,  
  

o adjoining land,  
  

o groundwaters and surface waters,  
  

o ecological systems,  
  

o archeological sites and ancient monuments;   

(iii) an appraisal of remedial options, and proposal of the preferred option(s).   This must 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.       

REASON (common to all): To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors.

9.
The ground floor unit shall be used only for the purpose of a use within Class A1 or A3 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 or in any statutory instrument revoking and re-enacting that Order with or without modification.

REASON: To define the permission and to ensure a satisfactory form of development in accordance with the approved plans and in the interests of the amenity of future occupants in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

10.
No development shall take place other than in accordance with the submitted 'Energy Efficiency Statement' received by the Local Planning Authority on 23rd May 2011.  The development shall achieve a BREEAM assessment rating of at least 'very good'.

REASON:  In the interests of energy efficiency and sustainable construction in accordance with policy 14 of the North Northamptonshire Core Spatial Strategy.

11.
Prior to the commencement of development, a scheme detailing the security measures/standards to be incorporated within the development with reference to the ACPO 'Secured By Design' scheme shall have been submitted to and approved in writing by the local planning authority.  The development shall thereafter be carried out in accordance with these approved details.    

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

12.
No development shall take place until the applicant has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has first been submitted to and approved in writing by the local planning authority.

REASON: To ensure the recording of any items of archaeological interest in accordance with PPS5. 

13.
Prior to the commencement of development, full details of the proposed design, materials and finish for the balustrades surrounding the roof gardens hereby approved 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 these details.

REASON:  To ensure an appropriate appearance for the building and to protect the character and appearance of the Conservation Area in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

14.
Hoggs Lane shall not be severed to vehicular traffic until the revised alignment to Queen Street has been provided in accordance with drawing number P-P2-001C received by the Local Planning Authority on 11th July 2011.

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

15.
The development hereby permitted shall not be occupied until the car parking and servicing facilities have been completed in accordance with drawing number P-P2-001C received by the Local Planning Authority on 11th July 2011.

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

16.
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of landscaping which shall specify species, planting sizes, spacing and numbers of trees and shrubs to be planted.  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.

REASON:  To improve the appearance of the site in the interests of visual amenity in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

17.
No development shall commence until there has been submitted to and approved in writing by the Local Planning Authority a detailed scheme indicating the positions, design, materials and type of screen walls and fences to be erected.  The building shall not be occupied until the scheme has been fully implemented in accordance with the approved details.

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

Notes (if any) :-

This Decision Notice must be read in conjunction with a Planning Obligation completed under the terms of Section 106 of the Town and Country Planning Act 1990 (as amended).  You are advised to satisfy yourself that you have all the relevant documentation.

This planning permission is subject to "pre-commencement" conditions which require details/drawings to be submitted to and approved in writing by the Local Planning Authority before ANY development may lawfully commence.  Any development commenced in breach of these "pre-commencement" conditions will be unauthorised, a breach of planning control, and liable to immediate Enforcement and Stop Notice action.

Justification for Granting Planning Permission

The proposal is in accordance with national and local policies as set out in Planning Policy Statements/Guidance Notes 1, 3, 4, 5, 9, 13, 23, 24 and 25, Policy 2 of The East Midlands Regional Plan, Policies 1, 6, 8, 9, 12 and 13 of the North Northamptonshire Core Spatial Strategy, Policies 64 and 103 of the Local Plan for Kettering Borough and Policies 1, 3, 5, 7, 12 and 22 of the Kettering Town Centre Area Action Plan (July 2011).  There are no material considerations that indicate against the proposal.

Officers Report

	3.0
	Information

	
	Relevant Planning History

KET/2011/0152 (see Appendix) – Variation of conditions 2 (materials), 4 (noise mitigation), 5 (contamination assessment), 10 (approved drawings), 11 (servicing facilities) and 12 (highway details) of planning permission KET/2007/0449 (permission allows a hotel, ground floor retail unit and basement health club) in order to accommodate planned highway improvements and changes to fenestration – APPROVED 03/06/2011

KET/2007/0449 – 45 bed hotel with ground floor A1 or A3 unit and basement health club – APPROVED 11/06/2008
Site Description
Officer's site inspection was carried out on 09/06/2011.

The site currently accomodates a car sales business as well as part of Hoggs Lane and the adjacent public car park which is owned by Kettering Borough Council.  The site is bounded by Horse Market to the west, Green Lane to the south and Queen Street to the north.  A two storey restaurant building stands directly to the east along with residential properties which front Green Lane.  The recently completed public realm improvements and public transport interchange oppose the site.  An extant planning permission for a hotel, A1/A3 unit and basement health club exists on the corner of Horse Market and Queen Street and the proposed development seeks to attach to this development.

The site falls partly within the Town Centre Boundary, the Primary Shopping Area and the Conservation Area for the town centre as defined by the Kettering Town Centre Area Action Plan.  Part of the site is also designated in the plan (SSQ5) for commercial development with potential for a hotel with road/junction improvements.
Proposed Development

Demolition of existing car sales office and redevelopment in conjunction with phase 1 (KET/2011/0152) to provide additional hotel accommodation (10 rooms), conference/meeting space (194.5sq.m) and a further A1/A3 unit (326sq.m).

Any Constraints Affecting The Site

· Conservation Area

· Grade II Listed Building adjacent (flats on Green Lane)

· Allocated highway/junction improvements



	4.0
	Consultation and Customer Impact

	
	Highway Authority

No objection.  The proposed new access to the public car park would join Hoggs Lane (an adopted highway) and should be built to adoptable standards with service strips/footpaths each side.  The new access road from Queen Street should be widened to 4.5m to allow two vehicles to pass one another.  This may result in a loss of parking.  A Stopping Up Order would be needed to build over Hoggs Lane and a Traffic Regulation Order would be needed to make the access two way.  Hoggs Lane would need to be accessible by refuse vehicles.  The tracking information provided does not specify the size of the vehicle. The reversing manoeuvre necessary to service the development may have safety implications and a condition could be used to restrict the size of vehicles.  The development should not encroach on the public highway.

Environmental Health

No objection.  Prior to any A3 use commencing details of the air extraction and odour control system to be used should be submitted for approval.  This should be accompanied by an appropriate noise control scheme.  This should be verified before occupation.  Conditions requiring a contaminated land assessment and noise control scheme to ensure acceptable standards of accommodation should also be imposed as with phase 1.
Natural England

No comment.

The Wildlife Trust

The opportune time for survey works has passed given that the majority of buildings have already been demolished.  
Northamptonshire Police

Conditions recommended to secure details of the security measures/standards to be incorporated within the development.

Northamptonshire Fire and Rescue

No comment.

Archaeological Advisor

No objection.  The site falls within an area of potential archaeological activity and the submitted Heritage Statement suggests a historic Saxon settlement exists, although agricultural use is noted until the 19th Century.  Potential for impact on archaeological interests therefore exists however it is fair to say that some ground disturbance has taken place given the existing land uses.  A condition should be attached to any planning permission requiring a programme of archaeological works.
Neighbours

2 letters of objection for the following reasons:

· Redevelopment of the site would result in loss of the existing car sales/servicing business.

· Noise/disturbance.

· Access to property would be compromised.

· Adverse impact on traffic and parking.

· Pollution.

· Anti-social behaviour.

· Impact on listed building.

· Design and appearance.

· It is a Human Right to be able to enjoy your home.



	5.0
	Planning Policy

	
	National Policies

PPS1 – Delivering Sustainable Development

PPS4 – Planning for Sustainable Economic Growth

PPS5 – Planning for the Historic Environment

PPS9 – Biodiversity and Geological Conservation

PPG13 – Transport

PPS23 – Planning and Pollution Control

PPG24 – Planning and Noise

PPS25 – Development and Flood Risk

Development Plan Policies

East Midlands Regional Plan (March 2009)
2 – Promoting Better Design

North Northamptonshire Core Spatial Strategy (June 2008)

1 – Strengthening the Network of Settlements

6 – Infrastructure Delivery and Developer Contributions

8 – Delivering Economic Prosperity

9 – Distribution and Location of Development

12 – Distribution of Retail Development

13 – General Sustainable Development Principles

14 – Energy Efficiency and Sustainable Construction

Local Plan (January 1995)

64 – Shopping: Development Within Existing Shopping Areas

103 – Leisure: Hotel Accommodation

Kettering Town Centre Area Action Plan (July 2011)
1 – Regeneration Priorities  
3  - Primary Shopping Area (Primary and Secondary Frontages) and the Evening Economy 

5 – Culture, Tourism and Leisure

7 – Road Network and Junctions

12 – Heritage Conservation and Archaeology

22 – The Silver Street Quarter
Supplementary Planning Documents

Sustainable Design (February 2009)


	6.0
	Financial/Resource Implications

	
	The proposed development is inextricably linked to phase 1 (KET/2011/0152) through both physical attachment and shared servicing and parking arrangements.  In the interests of securing a comprehensive form of development across the entire site in line with the aspirations of the AAP it would not be appropriate for the development subject of this application to be implemented independently from phase 1 and a S106 agreement will be used to control this.



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1. Principle of Development;

2. Design, Character and Appearance;

3. Impact on Heritage Assets;

4. Amenity;

5. Environmental Matters;

6. Highways and Parking;

7. Ecology;

8. Sustainable Design and Construction;

9. Crime and Disorder.

1. Principle of Development
The proposed mixed use development comprising hotel accommodation and a retail/restaurant unit constitute main town centre uses as defined by PPS4 and are appropriate uses for Kettering town centre.  This national policy document encourages uses which can contribute to economic prosperity and suggests that the planning system should view such development favourably, particularly where they would contribute to the vitality and viability of a town centre.  

The site falls partially within the town centre boundary as defined within the Kettering Town Centre AAP and the proposed uses are therefore appropriately located in accordance with PPS4.  In addition, this development would represent the second phase of a larger hotel and retail/restaurant development granted under planning permission KET/2011/0152.  The proposed scheme would therefore contribute to the comprehensive redevelopment of a key site within the town centre, namely expanding the hotel use identified as a proposal under policy 22 of the Kettering Town Centre Area Action Plan.

Although the proposed use would result in loss of the existing car sales and servicing business, the proposed development is considered a more efficient and effective use of the site within the town centre, providing additional facilities which would positively impact the vitality and viability of the town centre.  

The Core Spatial Strategy (CSS) defines Kettering as a ‘Growth Town’, a primary focus for development.  Policy 13 is supportive of development subject to a number of sustainable development criteria.  Of particular relevance, development should:

(d) have a satisfactory means of access and provide for parking, servicing and manoeuvring;

(h) be of a high standard of design which would respect and enhance the character of its surroundings;

(i) create a strong sense of place by strengthening the distinctive historic and cultural qualities of the townscape; 

(l) not result in an unacceptable impact on neighbouring amenity;

(n) not have an adverse impact on the highway network or highway safety; and

(o) conserve and enhance designated built environmental assets and their setting.

These matters are considered below.

2. Design, Character and Appearance
The site currently accommodates a car sales/servicing business with a modern single storey building to the east, a hard surfaced yard and sales area surrounding and low level brick walls and railings to the site boundaries.  This use, which involves a large number of parked cars does not contribute positively to the character and appearance of the surrounding area, part of which is designated Conservation Area.  Redevelopment of the site therefore presents an opportunity for improving the appearance of the area in accordance with PPS1.

Phase 1 of this development benefits from extant planning permission on the adjacent site.  The design approach adopted involves a four storey contemporary building with a flat roof, large amounts of glazing and balconies.  The building would be faced with sections of red brick, pre-cast stone, render and cedar cladding.  The development now proposed would be attached to the phase 1 building and therefore adopts a complimentary design approach.

The development would however present a subordinate appearance to the principal building incorporating a lower roof height and comparatively reduced scale and massing.  The building would drop in height furthermore adjacent to Green Lane so as to provide a notable transition to a height and scale more appropriately reflecting the two storey development on the other side of Green Lane and fronting Horse Market.

The building would utilise materials matching that of those approved for phase 1 and this should be secured by condition to ensure an appropriate visual relationship.  UPVC windows are again proposed for openings at upper floor level and as with phase 1, this material is considered inappropriate.  The UPVC frames would present a somewhat bulky appearance with a shiny finish and crude imitation grain effect.  This material would undermine the otherwise high quality finish of the building and significantly detract from both the character and appearance of the building itself and the wider Conservation Area.  A condition would need to secure the use of aluminium frames matching that proposed at ground floor level to avoid this adverse impact.

A roof garden is proposed at second and third floor level and the plans indicate that a balustrade would follow the periphery of the building.  It is unclear what material is to be used for this structure and it will therefore be important to secure details by condition to avoid any potential adverse visual impact on the appearance of the building and the surrounding area.

The building itself would present a strong active frontage towards Horse Market incorporating a large glazed shop front at ground floor level and upper floor openings and balconies above.  The design also seeks to provide an active elevation to the rear of the site incorporating a curve at first floor level towards Green Lane matching that of phase 1.  A roof garden is proposed at second and third floor level and matching balconies to the first floor.  This will provide natural surveillance to the proposed car park and an appropriate active relationship with the grade II listed flats in Green Lane despite the less active service area at ground floor level.  The east elevation towards Green Lane is somewhat less engaging than the other elevations and this is largely a result of the prominent position of the fire escape.  That said, a number of openings have been incorporated to provide some degree of visual interest and surveillance and the overall result is acceptable.

Low level walls and landscaping would form the boundary between the proposed car park and Green Lane providing a means of screening the parked cars and a pleasant visual impact.  Views would be possible over the wall so as to maintain vibrancy and avoid an imposing impact.

Overall, the development is considered to accord with criteria (h) of CSS policy 13.

3. Impact on Heritage Assets
The building stands partially within the designated conservation area for Kettering town centre; section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that “special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area”.  For the reasons set out above, the proposed development is considered appropriate within its context.  The proposals adopt a contemporary design approach which would provide a contrast to the surrounding historic buildings within the conservation area.  Whilst the design would not reflect the character and appearance of the more traditional buildings nearby, it is often undesirable to seek to replicate historic buildings as this can result in a pastiche appearance.  It is considered that the site represents an opportunity to introduce high quality modern design which will compliment, but not compete with the high quality architecture of other key buildings.  Redevelopment of this site will contribute to regeneration objectives and reintroduce an important sense of enclosure to the recently completed public realm improvements on Horse Market.  It is also important to recognise that the adjacent site (phase 1) benefits from an extant planning permission for a building of similar design.  As this development would attach to phase 1 it is positive that the scheme follows the same principles and approach to ensure a comprehensive and consistent form of development.  Subject to conditions controlling the materials and treatments of the building, the development will in fact enhance the character and appearance of the Conservation Area.

The site opposes a grade II listed former factory building fronting Green Lane which has been converted into flats.  Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that “in considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses”.  The building is separated from the proposed development by Green Lane and the design has sought to actively engage with the listed building by incorporating a curved façade at first floor level along with a roof garden which would face towards the listed building and offer pleasing views.  As discussed above, the scheme adopts a contrasting contemporary design however this is considered to be a legitimate and successful approach.
The proposed development accords with criteria (h), (i) and (o) of CSS policy 13.

4. Amenity

The scale and siting of the building are considered appropriate in relation to phase 1 and the surrounding buildings.  Furthermore, its orientation relative to the daily path of the sun is such that no overshadowing would result to neighbouring properties.  All residential properties are well removed from the proposed buildings.

The site currently accommodates a car sales/servicing business which in itself generates visiting members of the public, numerous daily car movements and a generally active environment.  Indeed this is to be expected given the town centre location where commercial uses which serve the public are actively encouraged.  This is demonstrated further by the large number of commercial uses which surround the site and the proposed development is compatible within this context.

It is however noted that residential properties also stand in close proximity, namely the opposing flatted development discussed above and the two storey houses in Green Lane which adjoin the site boundary.  The proposed building will in fact be located on the boundary with Horse Market, further from the dwellings than the existing building, and demolition of the existing car servicing building is likely to positively influence neighbouring amenity.  A car park would be introduced to the rear of the proposed buildings and while this will generate vehicular movements and activity, the use is consistent with the public car park directly adjoining and would not impact amenity above levels which are experienced by the current land use.  No windows oppose the development from the gable end of 27 Green Lane and minimal impact will therefore result to this property.

The opposing flats would overlook the proposed parking area from the opposite side of Green Lane and no direct overlooking would occur between openings.  Although obscure views towards one another would be possible from the proposed curve to be incorporated at first floor level and the proposed roof garden this would not generate direct overlooking into windows and the relationship between the buildings on opposing sides of the street is considered typical of an urban environment.

The proposed servicing area would be located to the rear of the buildings and accessed from Queen Street.  The area would be enclosed by high level walls and a louvered roof covering so as to avoid detrimental visual impact and assist in reducing noise.  No significant adverse impact would result from the development in terms of amenity and the scheme therefore accords with policy 13(l) of the Core Spatial Strategy.

5. Environmental Matters
The site is located in Kettering town centre surrounded by a number of commercial uses and busy roads.  A condition should therefore be used to secure details of noise mitigation measures to be incorporated within the development so as to ensure appropriate standards of accommodation for future occupants of the hotel.

The proposed development would occupy a Brownfield site which has been used most recently as a car sales and servicing business.  Potential therefore exists for land contamination and a condition should therefore require a comprehensive contamination assessment which identifies any necessary remediation to protect future users of the site.

This application seeks planning permission for A1 (retail) or A3 (restaurant) use at ground floor level.  Any A3 use would need to be served by appropriate extraction, ventilation and odour control equipment to ensure that no loss of amenity would result to surrounding properties.  Details of the proposed equipment would need to be secured by condition along with details of appropriate sound insulation for the plant. 

6. Highways and Parking
A Transport Supporting Statement has been provided with this application which demonstrates through parking surveys and analysis of the proposed use and surrounding highway network that the development can be accommodated by existing infrastructure without detriment to the surrounding highway network.

The application involves comprehensive redevelopment of the site in conjunction with the adjacent extant planning permission.  The site extends to the public car park adjoining Queen Street which would be reconfigured along with alterations to Hoggs Lane so as to provide two way access from Queen Street.  Direct access from Hoggs Lane onto Horse Market would be removed as part of the development and a section of public highway would therefore need to be stopped up.

The Highway Authority has not raised any objection to the proposed stopping up of Hoggs Lane although a Stopping Up Order would need to be sought from the Highway Authority.  A Traffic Regulation Order would also be necessary under the Highway Act for making part of Hoggs Lane two-way.  These are important matters for the applicant to consider but are legal requirements controlled by legislation outside of the planning system, it is not therefore appropriate to control these matters through any planning permission granted.

The Highway Authority has raised a number of detailed design matters in relation to the proposed two-way access from Queen Street, proposed access to the public car park and servicing facilities and this will be subject to an update to the Planning Committee.

Concerns have been raised regarding access to the rear of properties fronting Green Lane as this is currently gained via Hoggs Lane.  The proposed alterations to allow access from Queen Street and the introduction of a two-way road in the vicinity of the public car park will in fact improve accessibility for users of the public highway.  The remaining stretch of Hoggs Lane (beyond the public car park) would remain unaltered.  Both Hoggs Lane and the new access from Queen Street would also be accessible to refuse collection crews serving the rear of properties which front Green Lane.

The development would result in the existing public car park being reduced in size so as to accommodate the realignment of Hoggs Lane.  The number of spaces would be reduced from 32 to 12, however an additional parking area associated with the development would provide a further 26 parking spaces resulting in a net increase in provision, albeit that some is likely to be privately controlled.  The development would therefore be served by appropriate levels of parking provision given its town centre location.  Both PPG13 and policy 13 of the Core Spatial Strategy seek to encourage more sustainable modes of travel and this site would be served by good levels of public transport and easily accessible by walkers and cyclists using other facilities within the town.  In addition, there are a number of other public car parks in close proximity to the site.  

7. Ecology
This Brownfield site is currently well used as a car sales/servicing business, public highway and public car park.  It is largely hard surfaced and only one building occupies the site.  This building is of modern construction forming the car sales/servicing office and workshop and is in constant use.  It is therefore considered that the site presents very little potential for ecological activity or habitation.  The Wildlife Trust has noted that the optimum time for survey works would have been prior to demolition of buildings on the adjacent site and indeed, appropriate consideration was given as part of that development.  No adverse impact will result to ecological interests as a result of the development now proposed.

8. Sustainable Design and Construction
Policy 14 of the Core Spatial Strategy states that developments should meet the highest viable standards of resource and energy efficiency and reduction in carbon emissions.  The applicant intends to use a variety of methods allowing them to exceed current building regulations and achieve a BREEAM (Building Research Establishment Environmental Research Method) rating of ‘very good’.  A condition should be used to secure this rating.

9. Crime and Disorder
Both PPS1 and policy 13 of the CSS emphasise the importance of considering the potential for crime in planning decisions.  Northamptonshire Police has suggested a number of methods for reducing the potential for crime and anti-social behaviour and it is therefore considered reasonable to impose a condition requiring the submission of a scheme of security measures to be incorporated within the scheme.



	
	Conclusion

The proposed development accords with both national and local planning policy and there are no material planning matters that indicate against the scheme; as such, planning permission should be granted subject to the conditions recommended above and a S106 obligation to prevent implementation of this permission independently from phase 1 (KET/2011/0152).
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