BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 08/11/2011
	Item No: 5.3

	Report Originator
	Mark Coleman
Assistant Development Officer
	Application No:

KET/2011/0451

	Wards Affected
	St. Michaels and Wicksteed

	

	Location
	64-66 Headlands (land to rear),  Kettering

	Proposal
	Full Application: 5 no. dwellings with associated parking and new access

	Applicant
	Ralston Developments Ltd


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.
Notwithstanding the provisions of Article 3 of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking and re-enacting that Order with or without modification) no additional openings on the building permitted by Schedule 2, Part 1 Classes A or C shall be made in the side (southwest) elevation of plot 1, side (northwest) elevation of plot 5, side (north) elevation of plot 4.

REASON:  To protect the amenity and privacy of the occupiers of adjoining property in accordance with policy 2 of the East Midlands Regional Plan or Policy 13 of the North Northamptonshire Core Spatial Strategy.

3.
All external faces of all buildings hereby approved, shall not be constructed using any material other than the Hanson 'Worcestershire Red Multi' submitted as a sample to the Local Planning Authority.

REASON:  In the interests of the visual amenities of the area in accordance with policy 2 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.

4.
No development shall take place on site until a scheme for boundary treatment has been submitted to and approved in writing by the Local Planning Authority.  The development  shall not be occupied until the approved scheme has been fully implemented in accordance with the approved details.

REASON:  In the interests of the amenities and privacy of the neighbouring properties and future occupiers of the properties hereby approved in accordance with policy 2 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.

5.
Unless otherwise agreed by the Local Planning Authority, development other than that required to be carried out as part of an approved scheme of remediation must not commence until parts (A) to (D) have been complied with. If unexpected contamination is found after development has begun, development must 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 condition (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, must 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: 


- human health, 


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


- adjoining land, 


- groundwaters and surface waters, 


- ecological systems, 


- archaeological sites and ancient monuments; 


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

This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for the Management of Land Contamination, CLR 11(or any model procedures revoking and replacing those model procedures with or without modification)'. 

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 condition (A), and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of condition (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 condition (C). 

REASON: 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, in accordance with National Planning Policy Statement 23 and Policy 13 of the North Northamptonshire Core Spatial Strategy.

6.
Notwithstanding the landscape details included on drawing no. 10.2568.14B hereby approved, within one month of the date of this decision notice a detailed scheme for the enhancement of biodiversity within the site shall be submitted to the Local Planning Authority for approval in writing. The scheme shall specify individual measures for each species identified to benefit from enhancements, together with details of long term maintenance of measures to be provided . No dwellings shall be occupied until the approved  biodiversity enhancement scheme has been fully implemented, which shall be permenantly retained thereafter.

REASON: In the interests of achieving a net gain in biodiversity within the application site and surrounding area in accordance with National Planning Policy Statement 9, Policy 29 of the East Midlands Regional Plan, and Policy 5 of the North Northamptonshire Core Spatial Strategy.

7.
The finished floor levels at ground and first floor of the development hereby permitted shall not be carried out other than in accordance with the approved details shown on drawing numbers 10.2568.14B recieved by the Local Planning Authority on 8th September 2011. 

REASON: In the interests of protecting the visual amenity of the area and the amenities of neighbouring properties through overbearing and loss of privacy, in accordance with Policy 2 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.

8.
All planting, seeding or turfing comprised in the approved details of landscape scheme  submitted on the drawing no. 10.2568.14B and hereby approved, shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and 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, unless otherwise agreed in writing by the Local Planning Authority.

REASON:  In the interests of the amenities and character of the area in accordance with Policy 2 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.

9.
Notwithstanding the requirements of condition 10, the development hereby approved shall not be occupied until all dwellings are installed with standard thermal double glazing units in accordance with the submitted details contained within the ANV Acoustics Report Dated July 2009 received by the Local Planning Authority on 20th July 2011 and hereby approved. The windows shall be permanently retained in that form thereafter.

REASON: To protect the amenity of the future occupiers of the dwellings hereby approved from noise disturbance resulting from traffic and rail sources, in accordance with National Planning Policy Guidance 24, Policy 2 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy. 

10.
No development shall commence on site until details of the types and colours of all external  roofing materials, windows and rainwater goods to be used, together with samples, have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.

REASON:  In the interests of the visual amenities of the area in accordance with policy 2 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.

11.
Before the development hereby permitted is first occupied or used, space for the loading, unloading parking and manoeuvring of vehicles shall be provided within the site in accordance with the approved details shown on drawing no. 10.2568.14B recieved on 8th September 2011, and shall thereafter be permanently retained and kept available for such purposes only.

REASON:  In the interests of highway safety in accordance with policy 2 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.

12.
The gradient of the vehicular access hereby approved shall not exceed 1 in 15 for the first 5 metres from the adjoining highway.

REASON: In the interests of protecting highway safety in accordance with Policy 2 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.

13.
The development hereby approved shall not be occupied until the vehicular access, hard surfacing and pedestrian visibility splays have been set out in full accordance with the details shown on drawing no. 10.2568.14B received on 8th September 2011, and shall be permanently retained in that form thereafter. 

REASON: To protect highway safety in accordance with Policy 2 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.

14.
Prior to first use or occupatiopn of the development hereby permitted a positive means of drainange shall be installed to ensure that surface water from the vehicular access or private land does not discharge onto the highway.

REASON: To protect highway safety and prevent localised flooding in accordance with Policies 2 and 35 of the East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.

15.
Before the development hereby permitted is begun, a scheme demonstrating how

the development will incorporate techniques of sustainable construction and energy

efficiency, provision for waste reduction and recycling and provision for water efficiency

and recycling shall have been submitted to and approved in writing by the Local

Planning Authority. The development shall thereafter be carried out in accordance with

these approved details.

REASON: In the interests of energy efficiency, providing resilience to future climate change and sustainable construction in accordance with Policy 2 of the East Midlands Regional Plan and Policy 14 of the North Northamptonshire Core Spatial Strategy.
Notes (if any) :-

Due to the underlying geology present throughout Northamptonshire at which the levels of some naturally occurring contaminants frequently exceed the levels at which the risk to human health would be considered acceptable for residential land use; it is expected that there may be unacceptable risks to future occupiers of the site therefore the required investigations must take naturally occurring contaminants into consideration.  Further guidance on Contaminated Land investigations can be found in the Northants Contaminated Land Group Developers Guide. This document is downloadable at http://www.kettering.gov.uk/downloads/developers_guide_may_04.pdf   

If you wish to discuss the requirements of the investigations further please contact Mrs Alex Gratrix, Team Leader (Environmental Protection) on (01536) 534348; or email at contaminatedland@kettering.gov.uk

The applicant is reminded of the provisions of the Party Wall etc Act 1996 which may require notification of the works hereby permitted to all affected neighbours.  More detailed information regarding the provisions of 'The Act' should be obtained from an appropriately qualified professional with knowledge of party wall matters.

The applicant is advised that the proposal will necessiate works within the public highway for which a Stopping Order could be required for the area of adopted highway which becomes redundent. This Order, consultation and any necessary diveersions of Statutory Undertakers Apparatus would be solely at the applicant's expense and should be in place before any works commence on site.

No works may commence within the highway without the express written permission of the HIghway Authority. This Planning Permission does not give or infer such consent. However, such consent may be forthcoming subject to the completion of a suitable licence or Agreement under the Highways Act 1980. Any works within the highway shall comply with Northamptonshire County Council specifications.

Any new sewer connection required for this development within the highway will require a license from the HIghway Authority under Section 50 of the New Roads and Street Works Act 1991.

The applicant is advised that a licence must be obtained from the Highway Authority before any works are carried out on any footway, carriageway, verge or other land forming part of the highway and should make contact with the Highway Authority at Northamptonshire County Council, tel. 01604 654358.

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, 5, 9, 13, and 23, Policies 1, 2, 3, 11, 13b, 26, 28, 29, 48 of The East Midlands Regional Plan, Policies 1, 5, 9, 10, 13, 14 of the North Northamptonshire Core Spatial Strategy and Policy 35 of the Local Plan for Kettering Borough.  The proposal is also in accordance with adopted Supplementary Planning Document Sustainable Design and Biodiversity SPD.  The issues relating to neighbouring amenity, visual amenity, highway safety, and biodiversity 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


KET/2009/0255 – Outline 5 no. two storey dwellings and associated access (Approved 15.10.09) [ also including rear garden of no. 68 Headlands]

KE/03/0201 – Erection of 14 dwellngs and associated roads, sewers and landscaping (Refused 25.05.03; Appeal Dismissed) [also including rear garden of no. 68 Headlands]
	KE/1997/0135,, Erection of 29 houses and garages together with roads, sewers and all ancillary works, including provision of foul and surface water outfalls (Approved 19.06.97) [Oslers Way adjacent the site]

Site Description

Officer's site inspection was carried out on 24th August 2011. The site is situated to the south of Kettering within the defined Town boundary. The area to which the application relates comprises rear garden land of two properties located within the Headlands (64, 66). The site lies adjacent to but outside the confines of the Kettering Town Centre Conservation Area and outside of the constraints of saved Policy K15. Ostlers Way which is a modern strip of residential development running along the back of the Headlands lies adjacent to the site to the west and will form the principal vehicular connection to the site. The site slopes gently downhill from an east to west direction towards Ostlers Way. 

Proposed Development

The proposal involves extending the existing highway and erecting 5 no. two storey dwellinghouses (1 no. 3 bed, and 4 no. 4 bed). Three of the properties will be served by a shared private drive. Two properties will have double garaging set to the front, with the remaining three having single garages.

Any Constraints Affecting The Site

None


	

	4.0
	Consultation and Customer Impact

	
	Highway Authority 

No objection but expressed a desire to see footpath connection, and suggested a note in respect of stopping order and various licences required relating to works within the highway. Standard conditions also recommended relating to gradient, drainage, and surfacing, and sweep paths of large service vehicles. 

Natural England

No objection, with direction to Natural England standing advice.

North Northants Badger Group

No Objection. Comment requesting a badger survey be carried out prior to determination of the application.

Northants Bat Group

No Objection. Comment requesting a bat survey be carried out, to investigate in particular the presence of roosts and commuting routes, so that impacts can be adequately mitigated.

The Wildlife Trust A number of comments have been received, making no objection subject to condition seeking biodiversity enhancements on the site. 

Environmental Health, KBC

No objection subject to standard contaminated land condition being applied, and condition seeking standard thermal double glazing to address noise issues.

Neighbours

Objection from the occupiers of 68 Headlands relating to overlooking by virtue of the orientation of plots 1 and 2.

Objection from the occupier of 58 Headlands relating to adverse impact on: visual amenity including the character and appearance of the Conservation Area; neighbouring amenity; wildlife; and highway safety.

Objection received from the occupier of 62 Headlands relating to adverse impact on: neighbouring amenity (loss of privacy/overlooking due to land level differences, loss of light) and increase noise disturbance from the proposed dwellings due to loss of trees; visual amenity (loss of trees, lack of landscaping); highway safety and traffic; wildlife habitat.

Objection from the occupier of 2 Cranleigh Road relating the traffic impacts. 

	5.0
	Planning Policy

	
	National Policies

Planning Policy Statement 1: Delivering Sustainable Development

Planning Policy Statement 3: Housing

Planning Policy Statement 5: Planning for the Historic Environment

Planning Policy Statement 9: Biodiversity and Geological Conservation

Planning Policy Guidance 13: Transport

Planning Policy Statement 23: Planning and Pollution Control

Development Plan Policies

East Midlands Regional Plan (EMRP)
Policy 1: Regional Core Objectives
Policy 2: Promoting Better Design
Policy 3: Distribution of New Development
Policy 11: Development in the Southern Sub-Area

Policy 13b: Housing Provision (Northamptonshire)
Policy 26: Protecting and Enhancing the Region’s Natural and Cultural Heritage

Policy 35: A Regional Approach to managing flood risk

Policy 29: Priorities for Enhancing the Region’s Biodiversity

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

Policy 1:Strengthening the Networks of Settlements

Policy 5: Green Infrastructure

Policy 9: Distribution & Location of Development

Policy 10: Distribution of Housing 

Policy 13: General Sustainable Development Principles (North Northamptonshire Core Spatial Strategy):

Local Plan

Policy 35: Housing – Within Towns

SPDs

Sustainable Design SPD (Feb 2009)

Biodiversity SPD (July 2011)

Circulars

Government Circular 06/2005

	6.0
	Financial/Resource Implications

	
	None



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1. Principle of Development

The site already benefits from two extant outline planning permissions [KET/2009/0255 & KET/2010/0280] for the erection of five dwellings which formed a larger site; the former being a larger site including part rear garden to no. 68 Headlands. As a result, the principle of development within this residential area has already been established, and is also supported by the main policies [Policies 1, 9, 10 of the North Northamptonshire Core Spatial Strategy; Policies 1, 3, 11 of EMRP, and Policy 35 of the Local Plan] contained within the current Development Plan which has not changed significantly with respect of the application site, since approval of the outline planning permissions referred to above. As a result, subject to other material considerations being satisfied, the proposed development is acceptable in principle.

2. Impact on Neighbouring Amenity

The orientation of plots 1 and 5 has been sited in order to minimise overlooking of no. 27 & 28 Ostlers Way to acceptable levels. Sufficient spacing between proposed properties and existing properties to the rear and side is also provided to protect neighbouring amenity from overlooking. Back to back distances are approximately 80m / 262ft (plots 2-3 to 66/68 Headlands) and approximately 41m/134ft (plot 1 to 9 Kettonby Garden). Oblique views are similar well separated at approximately 60m/196ft (plot 3 to 72a Kettonby Gardens) and side to side/rear distance approximately 28m/92ft (plot 2 and no. 9 & 14 Kettonby Gardens). 

Objection from no. 62 Headlands which relates to differences in land levels and resultant impact on privacy has been considered. Drawing no.10.2568.14B shows finished floor levels of plots 1 and 5 being 0.75m higher than 27 and 28 Ostlers Way, and plots 2-4 being 2.6m higher over a distance of approximately 34 metres.   These finished floor levels are adequate to protect neighbouring amenity and together with separation distances already discussed above, will be sufficient to protect the neighbouring amenity on No. 62 Headlands. For similar reasons, the proposed development will not result in an overbearing design, or result in loss of access to natural light for neighbouring properties subject to finished floor levels being secured by condition.

Objection from no. 62 Headlands regarding noise and disturbance resulting from occupation of the proposed properties has been considered. Within the context of the site which is within relatively close proximity to the  adjacent railway line, A14 and neighbouring properties, the proposed development will not have a significant impact in terms of noise disturbance, other than during the construction period. In fact, the proposed development is likely to reduce the impact of disturbance from existing noise sources as the new dwellings will create a physical break between noise source and receptor (i.e. properties on Headlands). Subject to condition to secure thermal double glazing as recommended by Environmental Health (KBC), the amenities of occupiers of the proposed properties should also be adequately protected from noise.

 As the proposal maintains sufficient amenity space within the existing curtilage of properties on the Headlands. Subject to additional conditions removing permitted development rights to prevent new windows in the southwest elevation (plot 1) and northwest elevation (plot 5), north elevation (plot 4) and south elevation (plot 2); and securing boundary treatments, the proposal is acceptable in terms of neighbouring amenity and accords with Policy 2 (EMRP) and criteria (l) of Policy 13 (CSS), and Sustainable Design (SPD).

3. Impact on Visual Amenity

Objection from no. 62 Headlands raised concern over the proposal’s impact on the Kettering Town Conservation Area. S.72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a duty on Local Planning Authorities to preserve or enhance the character of Conservation Areas. PPS5 also seeks for the setting of heritage assets (in this instance Conservation Area) to be conserved. 

In this instance the site is not located in the designated Kettering Conservation Area, but does sit 20 metres south of it, and so has the potential to adversely affect the setting of the Conservation Area. However, the proposed development respects its surroundings by responding to local topographical changes and drawing design reference from the character of existing properties located on Ostlers Way. Within the context of the surrounding area, the proposed development is considered acceptable, and will not harm the setting of the Conservation Area. 

Objection regarding loss of the trees within the site and its adverse impact on visual amenity is a material consideration. However, the Local Planning Authority determined that the trees did not have a high amenity value under planning application KET/2009/0255 & KET/2010/0280; outline planning permission was subsequently granted (which remains extant). As a result, the site has been cleared in preparation for development as the loss of trees was considered acceptable in terms of visual amenity. A submitted landscape scheme is deemed acceptable in terms of its benefit to visual amenity and should be secured by condition. 

The applicant has submitted a sample of ‘Hanson: Worcestershire Red Multi’ brick which is considered acceptable for the finished wall surfaces, and should be condition accordingly. To protect visual amenity, further condition is also recommended to seek control over window, rainwater goods, and roof materials.

The general design and layout of the residential units respects the existing character of the area, and is considered to be acceptable. As a result, subject to the aforementioned conditions being applied, and condition to secure finished land levels the proposed development has an acceptable impact on visual amenity and accords with Policy 2 (EMRP), criteria (h) and (l), Policy 13 (CSS), and Sustainable Design (SPD).

4. Movement, Parking, and Highway Safety

The proposed vehicular access extends to one side from existing highway stub on Ostlers Way. This design largely follows the route of the access previously been agreed in principle under extant outline planning permissions. Comments from NCC Highways seeks the provision of a footway along the access for the purposes of facilitating modal shift. Whilst it is agreed that this would normally be advisable, the character of the road between 23-29 Ostlers Way which leads to the site lacks any pavement feature and is instead lined with grass verges. The proposed access is therefore commensurate with the surrounding highway design, and there would be little benefit of constructing pavement which does not connect to existing infrastructure; in addition, to require the installation of footpath along the entire stretch of 23-29 Ostlers Way would be an unreasonable requirement. 

Parking and manoeuvring space within the site accords with NCC Highways Standing advice, although gradient of the access road within 10m of its junction with Ostlers Way appears to noticeably exceed recommended levels. As a result, a condition is recommended to address this. No objections have been received from NCC Highways with respect of intensification of the surrounding highway network, and the limited scale of the development is not considered to give rise to such issues which have been raised by neighbour objectors. As a result, subject to the aforementioned conditions, the proposal is acceptable and accords with relevant parts of PPG13, Policies 2 and 48 (EMRP) and criteria (d) and (n) of Policy 13 (CSS).

5. Impact on Biodiversity
The Local Planning Authority has a legal duty under S.74 of the Crow Act (2000) and s.40 of the NERC Act (2006) to ensure the protection and enhancement of wildlife in exercising its normal functions. The requirements of PPS9, Policies 1, 26, 29 (EMRP), Policies 5 and 13 (CSS), and Biodiversity SPD (adopted July 2011) also focus on the protection and enhancement of the regions Biodiversity.

Submitted details provide limited information with respect of the impacts on biodiversity on and near to the site and how they could be  mitigated. This is in part due to the fact that the site has been cleared in preparation of development following the grant of outline planning permission (KET/2009/0255 and KET/2010/0280), in which  consideration was not paid to biodiversity issues. Given the legislative requirements and more recent adoption of the Biodiversity SPD, significant weight is attached to the need to enhance  biodiversity.

Whilst the clearance of a site does not require planning permission in its own right, it is evident that there are concerns regarding the impact of development on biodiversity; namely from the occupier of no. 58 Headlands, and various wildlife groups including the Badger Group, Bat Group, and Wildlife Trust.

In fulfilling both its duty and policy objectives to protect and enhance biodiversity, and in light of clearance works already carried out, it is recommended that any grant of consent is conditioned to secure a scheme for biodiversity enhancements within the site (which could also include landscaping). Subject to this, the proposal is considered acceptable in terms of its impact on biodiversity and would accord with relevant parts of PPS9, Policies 1, 2, 26, 29 (EMRP), Policies 5 and 13 (CSS), and Biodiversity SPD.

6. Pollution Control

The site does not have a recorded history of a former commercial use which may result in ground contamination. However, due to the underlying geology present throughout Northamptonshire at which the levels of some naturally occurring contaminants frequently exceed the levels at which the risk to human health would be considered acceptable for residential land use; it is expected that there may be unacceptable risks to future occupiers of the site. However, subject to the grant of consent being subject to a standard contaminated land condition, any risk to human health resulting from contamination of the site should be adequately addressed to an acceptable and safe level in accordance with PPS23, and Policy 13 (CSS).
7. Sustainability

Policy 14 of the CSS states that development should meet the highest viable standards of resource and energy efficiency and reduction in carbon emissions. All developments should incorporate techniques of sustainable construction and energy efficiency, provide for waste reduction/recycling and water efficiency and recycling. While the submission makes reference to these matters, it is considered that more clear and definitive methods need to be identified to meet the requirements of Policy 14 of the CSS. It is therefore appropriate to attach a condition requiring further details for implementation.

Comments on other points raised by proposal

There is a planning application (KET/2011/0181) pending determination on the adjoining site which will affect the use of the proposed new access. Whilst the two sites could be brought forward as a single larger site, the proposed development is considered on its own merits.

	
	Conclusion

Subject to conditions discussed above, the proposal is acceptable in principle, and in terms of its impact on visual and neighbouring amenity, movement and parking and highway safety, pollution control, sustainability, and biodiversity, and is recommended for approval.
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