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

PLANNING COMMITTEE
Meeting held – 12th March 2013

Present:
Councillor Lynch (Chair)


Councillors Bayes, Brown, George and Soans
12.PC.68
APOLOGIES

Apologies for absence were received from Councillors Adams, Bellamy, Freer and Jelley.  

It was noted that Councillors Duncan Bain and Jan Smith acted as substitutes for Councillors Freer and Jelley and Councillor Paul Corazzo acted as a substitute for Councillor Adams.
12.PC.69
DECLARATIONS OF INTEREST


Councillor David Soans declared a personal interest in item 5.2 on the agenda as a member of Desborough Town Council.

Councillor Jan Smith declared a personal interest in item 5.5 on the agenda as a member of Burton Latimer Town Council.

*12.PC.70
MINUTES
RESOLVED
that the minutes of the meeting of the Planning Committee held on 12th February 2013 be approved as a correct record and signed by the Chair.

*12.PC.71
ITEMS OF URGENT BUSINESS

None.

*12.PC.72
APPLICATIONS FOR PLANNING PERMISSION

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


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

*12.PC.73
OUTLINE APPLICATION WITH EIA: 5,500 DWELLINGS AND RELATED DEVELOPMENT – SECTION 106 LEGAL AGREEMENT PROPOSED REVISIONS AT EAST OF KETTERING SUSTAINABLE URBAN EXTENSION, EAST OF KETTERING


A report was submitted which reviewed the position of the existing S106 agreement and which sought approval for proposed revisions to the agreement.

Peter Quincy (Clerk to Cranford Parish Council and Councillor Elaine Medcalf (Cranford Parish Council) attended the meeting and spoke under the Council's Right to Speak policy, expressing concern that the proposed revisions had not been debated by the East Kettering Liaison Forum prior to submission to the Committee for approval. The speakers commented on several proposed revisions under consideration.

During debate it was noted that the following areas remained unchanged:-

-
traffic calming for Cranford village


-
provision for biodiversity protection and enhancement


-
sound attenuation works, Elizabeth Road access


-
travel plan management costs


Key areas that had been re-examined and negotiated were as follows:-


-
education


-
highway matters


-
public transport


-
open space


-
affordable housing


-
town centre improvements


-
community offer


-
other matters


It was noted that a new provision in relation to the supply and delivery of apprenticeships was proposed for inclusion in the agreement.


In conclusion to the debate, members of the Committee thanked officers for their work in connection with the review of the S106 Agreement.


RESOLVED that:-

(i)
the contents of the report in Section 6 and Appendix A be noted;

(ii)
the principle of moving to a roof charge arrangement as the basis for making developer contributions be approved; and

(iii)
subject to (b) above that a roof charge schedule be agreed as followings in relation to the development of East Kettering


Phase One
£15,250 per market house


Phase Two
£16,000 per market house


Phase Three
£17,810 per market house


authority be delegated to Head of Democratic and Legal Services to finalise matters as set out in the revised Appendix A to the report.
(Voting: For 5; Against 1)

	Proposed Development

*5.2
Outline Application with EIA: Residential development of up to 700 dwellings including provision of a local centre, primary school, green infrastructure and creation of accesses at North Desborough (land at), Desborough for CJC Development Co. Ltd.


Plan No: KET.2011/0235
Speakers:

Councillor Alan Matthews of Desborough Town Council attended the meeting and spoke on the application.

Councillor Michael Tebbutt attended the meeting and spoke on the application as a ward councillor.



	
	Decision

That planning permission be granted subject to the conditions agreed by the Committee on 6th November 2012.



(Voting: For 6; Against 0)
	*5.3
Full Application as amended: Change of use from Post Office and residential to Bistro/Tea shop and deli on ground floor with single storey rear extension; and use of existing first or upper floors as ancillary domestic accommo-dation for person or persons directly employed in the operation of the proposed ground floor uses. Provision for car parking spaces on free draining gravel on crushed limestone at rear of site, via an access of tarmac finish with golden gravel; new bin store to rear of existing garage; siting of LPG gas tank at Old Post Office, 31 Main Street, Grafton Underwood for Mr C Sparrow, Boughton Estates Ltd


Plan No: KET/2012/0687

Speaker:

Mr Chris Sparrow attended the meeting and spoke for the application on behalf of the applicant.



	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Paragraphs 28,128, and Section 12 of the National Planning Policy Framework, Policies 2,3, 27 of The East Midlands Regional Plan, Policy 13 of the North Northamptonshire Core Spatial Strategy, and saved Policy RA4 of the Local Plan for Kettering Borough. There are no material considerations that indicate against the proposal,
planning permission be granted subject to the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.
2.
The natural stone facing materials to be used in the construction of the external surfaces of the extension and alteration hereby permitted shall match, in type, colour and texture those on the existing building.
3.
No development shall take place until the following have been submitted to and approved by the Local Planning Authority: (i) for the extension full details of the proposed new timber windows (including rooflight), eaves and verge detailing, and rosemary tiles/slates on the roof, and appearance/ finish and any proposed protrusion of the ventilation duct; (ii) plus all new doors and architraves;proposed stair case and its joinery, and all timber finishes have been submitted to and approved in writing by the Local Planning Authority. The window details shall include glazing bar details at 1:2 where proposed. The rooflight shall be fitted so that it lies flush with the surface of the external plane of the roof. Rainwater goods shall be cast iron or metal and painted black. The development shall not be carried out other than in accordance with the approved details.
4.
All external walls shall be constructed in the matching natural stone and shall not be laid, coursed or pointed other than using line mortar in accordance with a sample panel which shall have been constructed on site and approved in writing by the Local Planning Authority prior to the commencement of construction of any such external walls.  As approved, the sample panel shall be retained on site and kept available for re-inspection throughout the construction period.
5.
No development shall take place within the site until the implementation of a programme of archaeological work has been secured in accordance with a written scheme of investigation which has been submitted to and approved in writing by the Local Planning Authority.
6.
Prior to the commencement of the use hereby approved: (a) a scheme for the sound insulation of the kitchen extraction system to prevent the emissions of noise affecting surrounding noise sensitive premises shall be submitted to local planning authority for approval; and (b) upon completion of all works to implement the approved scheme, testing shall be carried out and a report submitted to the local planning authority to verify the schemes effectiveness. The development shall not be carried out other than in accordance with the approved details, including any required works arising from the testing, and maintained thereafter.

7.
The upstairs accommodation shall not be occupied other than by a person or persons (with any dependents) who are also directly employed in the operation of the commercial uses on the ground floor.
8.
Except for newspapers or mail, there shall be no deliveries to or collections from the development hereby approved shall take place outside the hours of 07.00 -21.00 Monday to Friday; nor outside the hours 08.00 - 21.00 Saturday, and at no time whatsoever on Sundays, Bank and Public Holidays.
9.
No customer shall be admitted to, nor allowed to remain on, the premises outside the hours of 09.00 - 21.30 Monday to Thursdays plus Sunday, Bank and Public Holidays, nor outside of the hours 10.00 - 23.00 on Fridays and Saturdays.
10.
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 The use hereby permitted shall not commence until the approved scheme has been fully implemented in accordance with the approved details.
11.
No development shall take place on site until full details at a scale of no less than 1:10 of the external appearance and layout of the proposed bin and cycle storage 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.
NOTES TO APPLICANT:-
1.
In submitting schemes for the control of fume, odour and noise the developer shall have regards to the 'Guidance on the Control of Odour and Noise from Commercial Kitchen Exhaust Systems', a report prepared by Netcen on behalf of the Department for Environment, Food and Rural Affairs, and published in January 2005. A planning guidance note is attached for information.

2.
The provisions of the scheme shall include physical controls, operational restrictions and administrative controls, where appropriate. The noise survey informing the scheme shall be carried out in accordance with BS4142:1997 and shall ensure that the rating level of the noise emitted from the proposed kitchen extraction equipment shall be lower than the "night-time" existing background noise level by at least 5 dB (and shall have no significant tonal component within any 1/3 Octave Band Level.  Where any 1/3 octave band level is 5 dB or above the adjacent band levels the tone is deemed to be significant) between 23:00 and 07:00 hours daily, and shall not exceed the existing "daytime" background noise level at any time (and shall have no significant tonal component within any 1/3 Octave Band Level.  Where any 1/3 octave band level is 5 dB or above the adjacent band levels the tone is deemed to be significant) between 07:00 and 23:00 hours daily, by measurement or calculation. The scheme shall include proposals for ensuring that the guideline levels set out in British Standard 8233:1999 for residential accommodation are complied with.
3.
It is noted that the proposed location of the LPG gas bulk tank is adjacent to the barn and site boundary. The applicant is advised to refer to the HSE's guidance on minimum separation distances between bulk storage LPG tanks and buildings, boundary lines or fixed sources of ignition to ensure appropriate separation distances are achieved.  The applicant should also be satisfied that there is sufficient access for the tanker on delivery day.  See  http://www.hse.gov.uk/gas/lpg/separationdistances.htm  and http://www.hse.gov.uk/pubns/chis4.pdf  respectively.
4.
This decision does not grant planning permission for the position, size or appearance of any proposed extraction odour or fumes extraction system.
5.
Registration of food premises:The applicant is reminded that the premises must be registered with Environmental Health at least 28 days before opening. An application form and additional information is attached or registration forms can be completed on line at:


of_food_premises" 

https://secure.kettering.gov.uk/forms/form/49/application_for_registration_

of_food_premises

Further information regarding food safety and hygiene can be obtained by contacting healthprotection@kettering.gov.uk or by telephone on 01536 410333.
www.hse.gov.uk/business/must-do.htm contains information on starting a new business and the requirements under certain Health & Safety regulations.
6.
The Crime Prevention Design Advisor of Northamptonshire Police has referred to Secure by Design, with advice that the cycle store should feature cycle stands that allow both wheels and the frame to be secured using a single device; and the LPG tank be secured in a lockable cage that is certified to LPS 1175 sr1 and with a close shackled padlock certified to BS 3621.

(Voting: For 6; Against 0)
	*5.4
Application for Listed Building Consent as amended: Demolition of part of rear south east outshut (extension) and making good; erection of single storey extension in its place; retention of northern rear outshut; insert new door and architrave to replace 6 pane window opening, alteration to internal wall to retaine outshut; cut back walls to hallway (retaining nibs and lintel and existing stair and its support); installation of staircase in existing rear outshut with new opening/ door through first floor wall; clear bradstone fireplace and install wood burner, exposure of stonework; remove parts of lath and plaster corridor and side walls and door to lounge leaving staircase support; install oak timber lintel/beams and alteration to brick.  Creation of bathroom at first floor including WC's, and stud walls;  Ground floor: remove concrete screed floors, excavate and lay 150mm clean hardcore, insulate DPM and new slab; add secondary glazing at Old Post Office, 31 Main Street, Grafton Underwood for Mr C Sparrow, Boughton Estates Ltd


Plan No: KET/2012/0690



	
	That planning permission be granted subject to the following conditions:-




1.
The works to which this consent relate shall be begun before the expiration of 3 years from the date of this consent.
2.
The natural stone facing materials to be used in the construction of the external surfaces of the extension and alteration hereby permitted shall match, in type, colour and texture those on the existing building.
3.
No development shall take place until the following have been submitted to and approved by the Local Planning Authority: (i) for the extension full details of the proposed new timber windows (including rooflight), eaves and verge detailing, and rosemary tiles/slates on the roof, and appearance/ finish and any proposed protrusion of the ventilation duct; (ii) plus all new doors and architraves;proposed stair case and its joinery, and all timber finishes have been submitted to and approved in writing by the Local Planning Authority. The window details shall include glazing bar details at 1:2 where proposed. The rooflight shall be fitted so that it lies flush with the surface of the external plane of the roof. Rainwater goods shall be cast iron or metal and painted black. The development shall not be carried out other than in accordance with the approved details
4.
All external walls shall be constructed in the matching natural stone and shall not be laid, coursed or pointed other than using line mortar in accordance with a sample panel which shall have been constructed on site and approved in writing by the Local Planning Authority prior to the commencement of construction of any such external walls.  As approved, the sample panel shall be retained on site and kept available for re-inspection throughout the construction period.
5.
The secondary glazing system herby approved shall be in accordance with the Selectaglaze series 10 details submitted, and shall remain a reversable alteration.
6.
No works of internal wall dry lining, nor electro-osmosis DPC, nor insulations and DPC nor similar measure are hereby permitted. The works to provide DPM as part of the flooring on the ground floor are permitted.
7.
No works shall take place until have been submitted to and approved in writing by the Local Planning Authority, a schedule of works for the proposed fitting of the wood burner, gas boiler, meter boxes and other permanent fixures requiring the fabric of the building to be altered. All approved alterations to building fabric shall be made good using the materials to match those altered. The works shall not be carried out other than in accordance with the approved details.
(Voting: for 6; Against 0)
(Councillor Jan Smith left the meeting at 8.20 pm)
	*5.5
Outline Application: Residential development with associated infrastructure, landscaping and public open space at Kingfisher Way (land off), Burton Latimer for A P Lewis & Sons Ltd


Plan No: KET/2012/0732

Speaker:

Mr Steve Amos attended the meeting and spoke against the application.


	
	That with the following justification:-

The proposal is in accordance with Policies 4, 6, 7, 8 and 11 of the National Planning Policy Framework, Policies 2, 28, 29, 32, 35 and 48 of The East Midlands Regional Plan and Policies 5, 6, 7, 13, 14 and 15 of the North Northamptonshire Core Spatial Strategy.  The proposal conflicts with local policies as set out in Policies 3, 11, and MKSM SRS Northamptonshire 4 of the East Midlands Regional Plan, Policies 1, 9 and 10 of the North Northamptonshire Core Spatial Strategy and Policies 7 and RA5 of the Local Plan for Kettering Borough.  However, paragraph 17 and policy 6 of the National Planning Policy Framework are material considerations and are sufficient to indicate in favour of the proposal and to outweigh the policies referred to above.  Emerging policy in the Site Specific Proposals LDD and the Joint Core Strategy has been given little weight,
planning permission be granted subject to the following conditions and subject to a S.106 OBLIGATION being completed within 3 months or if not so completed, that the application be determined under delegated powers:-




1.
Approval of the details of the appearance, landscaping, layout and scale (hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority in writing before any development is commenced.
2.
Plans and particulars of the reserved matters referred to in condition 1 above, relating to the appearance, layout and scale of any buildings to be erected and the landscaping of the site, shall be submitted in writing to the Local Planning Authority and shall be carried out as approved.
3.
Application for approval of the reserved matters shall be made to the Local Planning Authority before the expiration of 3 years from the date of this planning permission.
4.
The development hereby permitted shall be begun either before the expiration of three years from the date of this permission or before the expiration of 2 years from the date of approval of the last of the reserved matters to be approved, whichever is the later.
5.
Unless otherwise agreed in writing by the Local Planning Authority, development other than that required to be carried out as part of an approved scheme of remediation shall not commence until parts A - D of this condition have been complied with. If unexpected contamination is found after development has begun, development shall be halted on that part of the site affected by the unexpected contamination to the extent specified by the Local Planning Authority in writing until part D has been complied with in relation to that contamination.

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

-
ecological systems,
-
archaeological sites and ancient monuments; 

(iii)
an appraisal of remedial options, and proposal of the preferred option(s).
This 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 that demonstrates the effectiveness of the remediation carried out must be produced, and is subject to the approval in writing of the Local Planning Authority.
D.
Reporting of Unexpected Contamination

In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority. An investigation and risk assessment must be undertaken in accordance with the requirements of part A, and where remediation is necessary a remediation scheme must be prepared in accordance with the requirements of part B, which is subject to the approval in writing of the Local Planning Authority.
Following completion of measures identified in the approved remediation scheme a verification report must be prepared, which is subject to the approval in writing of the Local Planning Authority in accordance with part C.
6.
No development shall take place until a plan prepared to a scale of not less than 1:500 showing details of intended final ground and finished floor levels 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 details.
7.
Prior to the commencement of any part of the development hereby permitted, a Construction Management Plan shall be submitted to and approved in writing by the Local Planning Authority. The Construction Management Plan shall include and specify the provision to be made for the following:

i. An overall strategy for managing environmental impacts which arise during construction;

ii. Measures to control the emission of dust and dirt during construction;

iii. Control of noise emanating from the site during the construction period;

iv. Hours of construction work for the development

v. A daily log of all vehicles attracted to the site shall be kept and made available for inspection at the request of the local planning authority.

vi. Contractors' compounds, materials storage and other storage arrangements, cranes and plant, equipment and related temporary infrastructure within the site;

vii. Designation, layout and design of construction access and egress points;

viii. Directional signage (on and off site);

ix. Provision for emergency vehicles;

x. Provision for all site operatives, visitors and construction vehicles loading and unloading plant and materials solely within the site;

xi. Provision for all site operatives, visitors and construction vehicles for parking and turning within the site during the construction period;

xii. Details of measures to prevent mud and other such material migrating onto the highway from construction or demolition vehicles;

xiii. Storage of plant and materials used in constructing the development within the site;

xiv. The erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate;

xv. Waste audit and scheme for waste minimisation and recycling/disposing of waste resulting from demolition and construction works.

The approved Construction Management Plan shall be adhered to throughout the construction period and the approved measures shall be retained for the duration of the construction works.
8.
The development hereby permitted shall be limited to no more than 47 dwellinghouses
9.
The dwellinghouses hereby permitted shall be a maximum of two storeys in height.
10.
Any Reserved Matters applications shall not include any residential development in the Pocket Park.

11.
No development shall take place on site until a scheme demonstrating how the development will incorporate techniques of sustainable construction and energy efficiency, provision for waste reduction and recycling, provision for water efficiency and recycling, and demonstrating that at least 10% of the demand for energy will be met on site and renewable and/or from a decentralised renewable or low-carbon energy supply, shall have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.
12.
The approved point of access into the site shall have a minimum width of 4.8 metres and shall have a 1.8 metre wide footway on each side.
13.
No development shall take place on site until details of the method of construction of the means of access have been submitted to and approved in writing by the Local Planning Authority. The approved details shall be fully implemented before the use hereby permitted is commenced, or the building is occupied, whichever is the sooner.
14.
No development is to take place on site until a scheme for the provision, implementation, ownership and maintenance of the surface water drainage for the site, based on sustainable drainage principles and an assessment of the hydrological and hydro-geological context of the development, has been submitted to and approved in writing by the Local Planning Authority. The scheme shall subsequently be implemented in accordance with the approved details before the development is first occupied and shall include: 

Consideration of the hierarchy of drainage and above ground SuDS features. 

Percolation tests should be undertaken prior to commencement of detailed design. 

Discharge rates as set out in the Flood Risk Assessment Ref 4674 Dated November 2012 and FRA Addendum (ref: 4674, dated December 2012) 

Supporting drawings (including pond and flow control with levels to ODN) and calculations must be submitted. 

The maintenance and/or adoption proposals for every element of the surface water drainage system proposed on the site should be considered for the lifetime of the development.

15.
No building works which comprise the erection of a building required to be served by water services shall be undertaken in connection with any phase of the development hereby permitted until full details of a scheme including phasing, for the provision of mains foul sewage infrastructure on and off site has been submitted to and approved in writing by the Local Planning Authority. No building shall be occupied until the works have been carried out in accordance with the approved scheme.

16.
A comprehensive Travel Plan shall be submitted to the Local Planning Authority accompanying the Reserved Matters application.  The Travel Plan must be in accordance with the amended Travel Plan framework, received by the Local Planning Authority on 21st February 2013.

17.
No development shall take place within the site until the implementation of a programme of archaeological has been secured in accordance with a written Scheme of Investigation which has been submitted to and approved in writing by the Local Planning Authority.
18.
No development shall commence on site until details of the types and colours of all external facing and 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.
19.
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping works which shall specify species, planting sizes, spacing and numbers of trees and shrubs to be planted, the layout, contouring and surfacing of all open space areas. The works approved shall be carried out in the first planting and seeding seasons following the occupation of the building or the completion of the development whichever is the sooner.  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.
20.
No development shall take place on site until a landscape management plan, including long term design objectives, management responsibilities and maintenance schedules for all landscape areas, other than small, privately-owned, domestic gardens, has been submitted to and approved in writing by the Local Planning Authority. The landscape management plan shall be carried out as approved.
21.
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 first occupied until the approved scheme has been fully implemented in accordance with the approved details.
22.
No development shall commence on site until details of the materials to be used for hard and paved surfacing have been submitted to and approved in writing by the Local Planning Authority.  The approved surfacing shall be completed before the adjoining dwellinghouses are first occupied.
23.
The storage and removal of waste from the site is to be carried out in accordance with the Site Waste Management Plan prepared by ABDS Ltd and the covering letter prepared by Insight Town Planning Ltd, received by the Local Planning Authority on 17th January 2013.
24.
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.

25.
Prior to the first submission of an application for the approval of reserved matters, a detailed scheme for the relocation of the existing badger sett shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall make reference to the Badger Mitigation Strategy report 859/3, received by the Local Planning Authority on 16th November 2012, and shall include a detailed specification for the new artificial sett, including its precise location, and a timetable for implementation.  The relocation of the sett shall be carried out in accordance with the approved details.
26.
Prior to the commencement of development, a management plan for grounds maintenance, specifically relating to the area of the relocated badger sett, shall be submitted to and approved in writing by the Local Planning Authority.  Grounds maintenance shall only be carried out as approved.
27.
Prior to the felling or pruning of any trees on site, a detailed protected species survey, undertaken by a suitably qualified person, shall be submitted to and approved in writing by the Local Planning Authority.  If as a result of the survey work there is any evidence of protected species a further report shall be prepared, submitted to and approved in writing by the Local Planning Authority prior to the commencement of any tree works.  The report shall identify and set out mitigation measures to be taken to protect and provide for each species and their habitats.  The tree works shall be carried out only in accordance with the measures approved unless otherwise agreed in writing by the Local Planning Authority.
28.
Prior to the clearance of the site, a detailed protected species survey, undertaken by a suitably qualified person, shall be submitted to and approved in writing by the Local Planning Authority.  If as a result of the survey work there is any evidence of protected species a further report shall be prepared, submitted to and approved in writing by the Local Planning Authority prior to the commencement of any site clearance.  The report shall identify and set out mitigation measures to be taken to protect and provide for each species and their habitats.  The site clearance shall be carried out only in accordance with the measures approved unless otherwise agreed in writing by the Local Planning Authority.
29.
No development shall take place on site until a noise assessment together with a scheme for the sound insulation of the proposed residences has been submitted to and approved in writing by the Local Planning Authority.  The buildings shall not be first occupied, until the development has been carried out in accordance with the approved scheme.
NOTES TO APPLICANT:-
1.
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.
2.
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
3.
Anglian Water has assets close to or crossing this site or there are assets subject to an adoption agreement.  Therefore the site layout should take into account and accommodate these assets within either prospectively adoptable highways or public open space.  If this is not practicable then the sewers will need to be diverted at the developers cost under Section 185 of the Water Industry Act 1991, or, in the case of apparatus under an adoption agreement, liaise with the owners of the apparatus.  It should be noted that the diversion works should normally be completed before development can commence.
4.
Following outline permission not all reserved matters have been submitted for approval.  Without approval of details of appearance, landscaping, layout and scale, full permission has yet to be granted and works should not be commenced until these approvals have been obtained. Remaining details must be submitted for approval within three years of the date of the grant of outline permission.
5.
Although outline permission has been granted, the illustrative drawings submitted with the scheme are not hereby approved, and a scheme of reserved matters based on them is unlikely to receive the consent of the Local Planning Authority.  The applicant is advised to discuss this with Development Services before submitting any scheme for approval of reserved matters.
6.
To satisfy the requirements of condition 15, the following information should be considered: 

Percolation tests should be undertaken and soakaways designed and constructed in accordance with BRE Digest 365 (or CIRIA Report 156), and to the satisfaction of the Local Authority. The maximum acceptable depth for soakaways is 2 metres below existing ground level. If, after tests, it is found that soakaways do not work satisfactorily, alternative proposals must be submitted. 

The FRA calculates the 100 year Greenfield run-off rate and uses this as the maximum discharge rate from the site. The run-off from the site should replicate the existing conditions and should be restricted to the Qbar rate for all events or the Q1 for the 1-year return period, Q30 for the 30-year return period and Q100 for the 100-year return period. Calculations have been provided, but confirmation must be submitted which advises if run-off will be restricted to Q-bar or if a complex flow device will be used. 

If a complex flow is proposed details must be provided of the flow controls structures e.g. hydrobrake or orifice plate to ensure that a complex flow device can replicate the various greenfield discharge rates. The cross section of the complex flow device should be submitted.
7.
In order to satisfy condition 16, an adequate scheme would need to be submitted demonstrating that there is (or will be prior to occupation) sufficient infrastructure capacity existing for the connection, conveyance, treatment and disposal of quantity and quality of water within proposed phasing of development.
(Voting: For 4; Against 1)
	*5.6
Outline Application: Up to 30 no. dwellings at Bosworths Nursery and Garden Centre, Finedon Road, Burton Latimer for Mr S Bosworth


Plan No: KET/2012/0785
Speaker:

Mr Sam Bosworth attended the meeting and spoke for the application as the applicant.

	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Paragraph 17 and Sections 6 and 7 of the National Planning Policy Framework, Policies 2 and 3 of The East Midlands Regional Plan, Policies 1, 9, 10 and 13 of the North Northamptonshire Core Spatial Strategy, and Policy 35 of the Local Plan for Kettering Borough. There are no material considerations that indicate against the proposal,
planning permission be granted subject to a S.106 OBLIGATION being completed on or before 13th March 2013 and subject to the following conditions, or if not completed by that date the application then be determined by the Development Control Manager under delegated powers:-




1.
Approval of the details of the appearance, landscaping, layout and scale (hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority in writing before any development is commenced.
2.
Approval of the details of the appearance, landscaping, layout and scale (hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority in writing before any development is commenced.
3.
Application for approval of the reserved matters shall be made to the Local Planning Authority before the expiration of 3 years from the date of this planning permission.

4.
The development hereby permitted shall be begun either before the expiration of three years from the date of this permission or before the expiration of 2 years from the date of approval of the last of the reserved matters to be approved, whichever is the later.
5.
No development shall commence on site until details of the types and colours of all external facing and roofing materials to be used including windows, 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.
6.
Prior to first occupation the site access as shown on plan reference 20141_03_001c (included as Appendix H in the submitted Transport Statement) received 6 December 2012 by the Local Planning Authority, shall be constructed and thereafter maintained in that form.
7.
The development hereby permitted shall be limited to no more than 30 dwellings
8.
The dwellings hereby permitted shall be a maximum of 2.5 storeys in height.

9.
Prior to the commencement of the development, a scheme for the provision of fire hydrants shall be submitted to and approved in writing by the Local Planning Authority and the development shall not be occupied other than in accordance with the approved scheme.
10.
Due to the previous potentially contaminative use of the site and 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 without the following investigation being carried out:
Unless otherwise agreed in writing by the Local Planning Authority, development other than that required to be carried out as part of an approved scheme of remediation shall not commence until parts A - D of this condition have been complied with. If unexpected contamination is found after development has begun, development shall be halted on that part of the site affected by the unexpected contamination to the extent specified by the Local Planning Authority in writing until part D has been complied with in relation to that contamination.

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

-
ecological systems,
-
archaeological sites and ancient monuments; 

(iii)
an appraisal of remedial options, and proposal of the preferred option(s).
This 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 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.
11.
All trees on site shall be retained and protected as outlined in section 6 of the Tree and Hedgerow Survey and detailed on the tree constriants plan reference M10.166(a).01 received by the Local Planning Authority on 5 Decemebr 2012.  The tree works shall be carried out in accordance with all relevant provisions of BS 5837:2005 British Standard Construction in relation to Trees to secure good arboricultural practice.
12.
A Waste Management Strategy and Waste Audit shall be submitted to and approved in writing by the Local Planning Authority prior to construction of development.

13.
Prior to the commencement of development a scheme for the provision of the surface water drainage and mains foul sewage infrastructure shall be submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved scheme. 
14.
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, provision for water efficiency and recycling and demonstrate that at least 10% of the demand for energy will be met on site and renewable and/or from a decentralised renewable or low-carbon energy supply, shall have been submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out other than in accordance with the approved details.
15.
No development shall take place until a Construction Method Statement has been submitted to and approved in writing by the Local Planning Authority. The approved Statement shall be adhered to throughout the construction period and the approved measures shall be retained for the duration of the construction works unless otherwise agreed in writing by the Local Planning Authority. The Statement shall detail the following:

i. the parking and turning of vehicles of site operatives and visitors;

ii. loading and unloading of plant and materials;

iii. storage of plant and materials used in constructing the development;

iv. the erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate;

v. details of measures to prevent mud and other such material migrating onto the highway from construction vehicles;

vi. wheel washing facilities;

vii. measures to control the emission of dust and dirt during construction;

viii. a scheme for waste minimisation and recycling/disposing of waste resulting from the construction works. 

ix. design of construction access 

x.  hours of construction work

xi. measures to control overspill of light from security lighting
The approved method statement shall be adhered to throughout the construction period and the approved measures shall be retained for the duration of the construction works.
16.
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.

17.
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.
18.
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. 
19.
No development shall take place within the site until the implementation of a programme of archaeological work has been secured in accordance with a written scheme of investigation which has been submitted to and approved in writing by the Local Planning Authority.
NOTES TO APPLICANTS:-
1.
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.
2.
Following outline permission not all reserved matters have been submitted for approval.  Without approval of details of appearance, landscaping, layout and scale, full permission has yet to be granted and works should not be commenced until these approvals have been obtained. Remaining details must be submitted for approval within three years of the date of the grant of outline permission.
3.
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
4.
Anglian Water has assets close to or crossing this site or there are assets subject to an adoption agreement.  Therefore the site layout should take into account and accommodate these assets within either prospectively adoptable highways or public open space.  If this is not practicable then the sewers will need to be diverted at the developers cost under Section 185 of the Water Industry Act 1991, or, in the case of apparatus under an adoption agreement, liaise with the owners of the apparatus.  It should be noted that the diversion works should normally be completed before development can commence.
(Voting: For 4; Against 0)
	*5.7
Full Application: Single storey rear extension at 48 Polwell Lane, Barton Seagrave for Mr S Cornish


Plan No: KET/2013/0010

	
	That with the following justification:-

The proposal is in accordance with national and local policies as set out in Paragraphs 7 and 14 of the National Planning Policy Framework, Policies 2 and 3 of The East Midlands Regional Plan and Policies 1, 9 and 13 of the North Northamptonshire Core Spatial Strategy. There are no material considerations that indicate against the proposal,
planning permission be granted subject to the following conditions:-




1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.
2.
The materials to be used in the construction of the external surfaces of the development hereby permitted shall match in type, colour and texture those on the existing dwelling.
(Voting: For 4; Against 0)
*(The Committee exercised its delegated powers to

act in the matters marked *)
(The meeting started at 7.00 pm and ended at 8.35 pm)

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

Chair
AI/JSM


(Planning No. 8)


12.3.13


