BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 12/10/2010
	Item No: 5.4

	Report Originator
	Anne Dew
Senior Development Officer
	Application No:

KET/2010/0605

	Wards Affected
	Welland

	

	Location
	Woodcroft (Land Adj),  Stoke Albany Road,  Desborough

	Proposal
	Full Application: Mobile home and improved vehicular access

	Applicant
	Mr C Smith 


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 permission hereby granted shall be for a period limited expiring on 14th October 2013, on or before which date the use of the land for the siting of caravans shall be discontinued permanently and the site shall be restored to its former condition through the removal of the mobile home, touring caravans, vehicles, materials and equipment brought on to the land in connection with the use, and all hardsurfacing, gravel and shingle laid on the land.

REASON:  To allow a sufficient period of time for the sustainability of the site to be assessed strategically with other potential sites and delivered through a site-specific Development Plan Document for Gypsy and Traveller sites, in accordance with the guidance provided by OPDM Circular 01/2006 and Policy 13 of the North Northamptonshire Core Spatial Strategy.

2.
The site shall not be occupied by any persons other than Gypsies and Travellers as defined in paragraph 15 of ODPM Circular 01/2006.

REASON:  To ensure that the use is implemented as an exception to the general presumption against development in the open countryside in accordance with policy 7 of the Local Plan for Kettering Borough.

3.
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: To control the appearance of the site  in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.  

4.
The land shall not be used in connection with any trade, industrial or business activity.

REASON:  In order to protect the amenities of occupiers of nearby properties and the appearance of the open countryside in accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy.

5.
No existing trees or hedgerows on the site shall be removed without the prior written consent of the Local Planning Authority.

REASON:  To ensure the continuity of amenity afforded by existing trees and hedgerows in accordance with Policy 13 of the North Northamptonshire Core Spatial Strategy.

6.
Prior to the first occupation of the site, the vehicular access improvement works as shown on approved drawing number 1006 - 1A shall be completed in full.

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

Notes (if any) :-

· NONE
Justification for Granting Planning Permission

The proposal is in accordance with national and local policies as set out in Planning Policy Statements/Guidance Notes 1, 3 and 7  Policies 9, 13 and 17 of   the North Northamptonshire Core Spatial Strategy and Policy7 of the Local Plan for Kettering Borough.   The issues relating to the protection of the open countryside are material planning considerations and, in reaching the decision to approve the proposal, have been carefully weighed against all relevant policy considerations.

Officers Report

	3.0
	Information

	
	Relevant Planning History

KET/2010/0198  Mobile home and replacement vehicle access.  Withdrawn19.03.2010

KET/2005/0875 Certificate of Lawfulness for an existing use for the siting of a mobile home. Refusal 15.11.2005.    The Local Planning Authority was not satisfied on the balance of probability, the use of the land for the siting of a caravan for residential use had subsisted for more than 10 years.

KET/2010/0513  Outline for one new dwelling.  Refusal.  Site is located in the open countryside and no exceptional circumstances have been demonstrated to override the countryside restraint policies.

Site Description

Officer's site inspection was carried out on 17 September 2010.

The site is located on the eastern side of Stoke Albany Road. The site is currently vacant, however it is evident that there has been previous activity on the site with various areas of hard standing laid down and an existing vehicular access into the site from Stoke Albany Road.    The site is already served by drainage, electricity and water.  

The property immediately to the north east is a dwelling and immediately to the south west of the site is a dwelling with associated cattery business.  Units to the south of the site are in commercial use.  

Proposed Development

The planning application seeks consent for the use of the land for one Gypsy/ Traveller family.  The layout plan submitted as part of the proposal shows one mobile home to be sited on an existing area of hard standing within the site.    

The development will utilise the existing vehicular access from Stoke Albany Road, however this access will be widened.

Any Constraints Affecting The Site

B Road
Outside settlement framework.



	4.0
	Consultation and Customer Impact

	
	Desborough Town Council  There are enough traveller sites in Desborough, no more are needed.  Kettering, Cranford or Burton Latimer are areas to be looked at.  Planning permission has been granted for additional facilities at the Pastures Site, the applicant should be located there.
Highway Authority  No objections.  The access is existing and there is unlikely to be any intensification  of use.  The applicant has sought to improve the width and visibility as far as possible.

County Wide Traveller Unit  Not aware of any crime and disorder implications in relation to this application.  Since the abolition of Regional Spatial Strategies,  the Local Planning Authority is required to address the need that they have identified in the GTAA.  A strategic approach should make it possible to identify potential sites, assess all temporary permission and prevent sites being established on unsuitable land.
Neighbours  No neighbour representations received.


	5.0
	Planning Policy

	
	National Policies

PPS1. Delivering Sustainable Development

PPS3. Housing

PPS7. Sustainable Development in Rural Areas

ODPM Circular 01/2006. Planning for Gypsy and Traveller Caravan Sites.  On 29th August 2010 Ministers announced their intention to revoke this Circular, however, the Circular has not yet been officially revoked and as such the advice in this Circular is still a material consideration.

Development Plan Policies

North Northamptonshire Core Spatial Strategy

Policy 9. Distribution and Location of Development

Policy 13. General Sustainable Development Principles

Policy 14. Energy Efficiency and Sustainable Construction

Policy 17. Gypsies and Travellers
Local Plan

Policy 7. Protection of the Open Countryside

Policy D2 Environmental Improvement

Emerging Policies (Local Development Framework)

As part of the Site Specific Proposal DPD, Kettering Borough Council is currently assessing potential sustainable permanent sites within the Borough to provide for the identified need for pitches as identified within the Gypsy and Traveller Accommodation Assessment (GTAA).  This process is projected to be completed within the next two years.



	6.0
	Financial/Resource Implications

	
	None




	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1. Principle of Proposal in Policy Terms

2. Proximity to Services

3. Landscape and Appearance

4. Highway Safety

5. Residential Amenity

1.
Principle of proposal in Policy Terms

Section 225 of the Housing Act 2004, in conjunction with ODPM Circular 01/2006, created a statutory duty for local authorities to assess the demand for Gypsy Traveller accommodation in their area and to make provision to meet that demand through the planning process.

In Northamptonshire, the Countywide Traveller Unit has coordinated a Gypsy and Traveller Accommodation Assessment (GTAA) the results of which were published in March 2008.  For Kettering Borough the GTAA concluded that a further 18 residential pitches should be provided by 2017.   Since this date a further 12 pitches have permanent planning consents.  One of these pitches has been implemented (Springfields, Braybrooke planning reference KET/2007/0748)  whilst the one  pitch at Stoke Albany Road  (planning reference KET/2008/0423), and 10 pitches at a site adjacent to The Pastures (planning reference KET/2009/0155) have  yet to be implemented.  In addition, temporary planning permission for a period of three years has recently been granted for a further six pitches (two pitches at Millwinds KET/2010/0133), one further pitch at Springfields, Braybrooke  (KET/2010/109) and three pitches at Black Paddocks, Braybrooke KET/2010/0288) however the pitch requirements of the GTAA relate to permanent pitches and therefore these 6 temporary pitches do not contribute to the pitch provision figures.  As such, despite temporary planning permissions being granted for new sites within the Borough, the indentified need is for 6 pitches to 2017 remains.

It is evident from the GTAA that there is a need for additional pitches for Gypsies and Travellers in order to meet current and future need.  However, at this current point in time, notwithstanding the Council’s duty under the Housing Act and ODPM Circular 01/2006 to provide pitches, the Council has no alternative sites to which the applicant could move. As such it is therefore considered unreasonable to refuse the application outright.  With respect to the suitability of this site and other potential sites in the Borough, to meet the need identified in the GTAA the Council is currently preparing a development Plan Document (DPD) which will identify the location of appropriate sites.  Once the DPD has been adopted, the local planning authority should be able to release sites for development sequentially, with sites identified in the DPD being used before windfall sites.  At this current point in time, the site selection process has commenced but is not likely to be in place for two years.  Given this is the case and it is not known if more appropriate sites will come forward as part of the selection process, it is considered appropriate to limit any planning permission to 3 years to allow further re-assessment once the DPD is in place.
2.
Proximity to Services

The site is located approximately 1.5km from the edge of Desborough and is therefore some distance away from the nearest local shops and services and there is likely to be a dependence upon vehicle use.  The forthcoming DPD process will identify and assess sites for sustainability in consideration of policy 17 of the North Northamptonshire Core Spatial Strategy, and hence it is not clear at the moment as to whether the proximity for this site to services would score well in relation to other potential sites.  It is therefore considered that it would be inappropriate to grant full planning permission, or conversely to refuse planning permission, until the site is properly assessed via the DPD process.

3.
Landscape and Appearance

The application site lies in a rural location, however land immediately to the east, south and west of the site has already been developed.  Properties to the east and west of the site are residential dwellings and there is a commercial building immediately to the south of the site.  The northern boundary of the site abuts Stoke Albany Road and there is an existing high hedge, approximately 6 metres high on this boundary which will be retained as part of this development.  Given the existing development and planting, surrounding views of the site will be minimal and the existing character of the area will remain.  There is an existing vehicular access into the site which is already laid down as hardcore, the width of which will increase for the section that runs parallel to Stoke Albany Road, however an area of grassed verge will still remain and the rural character of the road and site remains.
In conclusion, in isolation from assessment against other potential sites to be brought forward in the DPD the appearance of the site is not considered to have any harmful impact to landscape character and visual amenity in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.  Such assessment can be more robustly made as part of the DPD process.

4.
Highway Safety

Policy 13 of the North Northamptonshire Core Spatial Strategy states that new development should not have an adverse impact on the highway network or prejudice highway safety.  The scheme utilises the existing vehicular access into the site which will be increased in width to aid manoeuvring and visibility.  The Transport Assessment submitted has identified that there will be approximately 10 car movements per day from the site.  Highways have been consulted on the scheme and subject to increasing the width of the access, have advised that no adverse highway safety implications will result and the scheme is in accordance with policy 17 of the North Northants Core Spatial Strategy.
5.
Impact on Residential Amenity
Residential dwellings are located immediately to the east and west of the site.  There is existing mature planting and 2 metre high timber fences on the shared boundaries to the east and west of the site which provide for privacy to the occupiers of the existing dwellings.  It is considered that no adverse levels of noise or disturbance will result to occupiers of adjacent dwellings as the level of activity of the development will be no greater than any other residential dwelling and thus in accordance with the requirements of policy 13 of the North Northamptonshire Core Spatial Strategy.

Land to the south of the site is in commercial use being used by an agricultural contractor for the storage and maintenance of machinery.  At the time of the site visit there was no noise or disturbance from these premises.  Environmental Health have been consulted on the scheme and their response will be fully detailed in the update report.



	
	Conclusion

The Council has no alternative sites itself, or knowledge of any alternative sites available for one family.  However, work related to the provision of an alternative site and the potential inclusion of the application site in a sequentially assessed site specific DPD for new Gypsy/ Traveller sites is underway.

In terms of policy the current circumstances of the site fit within the government’s policy guidance of Circular 01/06 in respect of planning for Gypsy and Traveller caravan sites.  In accordance with that advice and the need of the occupiers, it is recommended that a temporary planning permission of 3 years is granted.  This period will allow for the site specific DPD work to be completed.
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