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1. Purpose of Report

Outline planning permission was granted for the East Kettering development in April 2010.  The application site is an area of 328.5 hectares to the east of Kettering and Barton Seagrave.  The permission is in outline (with all matters reserved) for 5,500 dwellings and related development. This includes a secondary school, four primary schools, retail, employment, hotel, health, leisure and community uses and formal and informal open space.  

Conditions were attached to the planning permission (91 in total) and a S106 agreement was completed.  Work started early in 2012 to discharge pre-commencement conditions.  The planning permission requires that some conditions are discharged prior to submission of the design code, that the design code is approved before reserved matters are submitted and that all reserved matters on one parcel of land are submitted by 31st March 2013.  The planning permission also requires that the development is begun by 31st March 2015 and that before this a number of conditions are discharged.  

This report provides the details and recommendations for five conditions which have been submitted relating to archaeology, green infrastructure, open space, low zero carbon and retail.
2. Recommendation

Conditions 43 (Open Space), 58 (Green Infrastructure) & 91 (Archaeology)

It is recommended that the submitted details be approved and the above conditions discharged.
Condition 28 (Retail) and 39 (Low or Zero Carbon)

It is recommended that subject to minor amendments to the details submitted the conditions can be discharged. It is recommended that the discharge of the above conditions be delegated to officers. 

3.Background Information

3.1 Relevant Planning History

KET/2007/0694 – outline application for 5,500 dwellings and related development (APPROVED)
KET/2008/0274 – outline application for 5,500 dwellings and related development (APPROVED)
3.2 Site Description

Kettering East is an area of 328.5 hectares to the east of Kettering and Barton Seagrave.  The site is positioned adjacent to existing development on the town’s edge, bounded by the A14 trunk road to the south and open countryside to the north and east.  The site comprises arable farmland, allotments and some woodland.  The only buildings located within the development site are those at Poplars Farm within the northern part of the site.
3.3 Constraints

Mineral consultation area 2004, flooding, protected species, trees/hedgerows, archaeology, contaminated land, bridleways and footpaths, potential wildlife sites. 
3.4 Environmental Impact Assessment 

As the original outline planning applications (KET/2007/0694 and KET/2008/0274) were EIA development, these applications for the approval of conditions (AOC) which relate to the outline permissions are also regarded as EIA applications.   Under the Town and Country Planning (Environmental Impact Assessment) Regulations 2011 (which came into force on 24th August 2011) subsequent EIA applications include reserved matters and matters requiring approval before development can commence e.g. approval of conditions.
As part of the requirements contained within the Regulations, Screening opinions have been carried on the five submitted AOC applications. The Local Planning Authority has adopted the Screening Opinion that the proposed development as described by the applicant is EIA development, but that the original Environmental Statement (ES) (original dated July 2007) as amended August 2008 and January 2009 accompanying KET/2007/0694 and KET/2008/0274 submitted with the outline planning application KET/2007/0694 and KET/2008/0274 adequately addresses the environmental effects of the proposals. Therefore in accordance with Regulation 8 (2) no further ES is required. Under Regulation 8 (2) where the environmental information before a local planning authority (submitted with an original application) is adequate to assess the environmental effects of the development, that information shall be taken into consideration in the determination of a subsequent application. The original ES has therefore been taken into account and considered in the assessment of each of these AOC applications, the officer’s recommendations and therefore the determinations. 
4. Approval of Condition Applications 

4.1 Archaeology

4.1.1 Policy Framework

National Planning Policy Framework Policy 12 (Conserving and Enhancing the Historic Environment):

Paragraph 128 of the NPPF states that ‘where a site on which development is proposed includes or has the potential to include heritage assets with archaeological interests local planning authorities should require developers to submit an appropriate desk based assessment and where necessary a field evaluation’. 

Paragraph 141 of the NPPF states that ‘local planning authorities should require developers to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any archive generated) publicly accessible’.

East Midlands Regional Plan Policy 27 (Regional Priorities for the Historic Environment):

Paragraph 3.3.8 states that ‘In areas identified for growth and regeneration it is particularly important that the impact of the new development on the historic environment is properly understood and considered at an early stage’.

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

Policy 13 of the CSS states that ‘Development should conserve and enhance the landscape character, historic landscape designated built environment assets and their settings and biodiversity of the environment’.

4.1.2 Consultation
The responses received are summarised below. All responses are on file and available to view at the Council Offices.  The following consultees were notified of the Archaeological information on 29.6.2012:
Northamptonshire County Council Archaeology Team (responses received on various dates throughout July and August).

‘The revised trench plan has now been agreed.  A phased approach although not ideal can be taken but we would ask that appropriate safeguards be put in place that ensure the required archaeological investigations and follow up works take place prior to the further phases of development being progressed’.

‘The Written Scheme of Investigation needs to be more robust and also contain specific deadlines for the completion of the works.  The proposals need to be robust enough to ensure that all the works evaluation and excavation, publication and archiving are undertaken if you wish to discharge the condition’. 

Barton Seagrave Parish Council

No comments received.

Cranford Parish Council (response received on 20th August 2012).

‘The archaeology document states that the majority of the development for East Kettering lies to the east of the Ise Valley on land rising up to 100m before sloping down again towards the east.  This may make the higher points of the built landscape on the western edge of the development visible to the residents of Cranford village and therefore needs to be taken into account’.

Warkton Parish Council 

No comments received.

Weekley Parish Council

No comments received.

Grafton Underwood Parish Council

No comments received.

Burton Latimer Town Council

No comments received

4.1.3 Key Proposals
The submitted information comprises archaeological information relating to Condition 91 of the outline planning permission for Kettering East KET/2007/0694 & KET/2008/0274 which states that:

‘Prior to the submission of the Design Code (pursuant to Condition 7) a programme of archaeological works shall take place on the site as shown on the Strategic Masterplan Drawing No. BBD005/105 Rev A (received 2 Feb 2009) in accordance with a written scheme of investigation which shall have been submitted to and approved in writing by the local planning authority.  The scheme shall include site based archaeological survey works, trial fieldworks to evaluate the archaeological potential of the site and any works necessary to preserve and record archaeological remains on and from the site.  The relevant works shall only take place in accordance with the detailed scheme pursuant to this condition’.

In general terms the purpose of an archaeological investigation is to determine and understand the nature, function and character of an archaeological site in its cultural and environmental setting.

A Written Scheme of Investigation (WSI) has been submitted which presents a summary of evaluation (geophysical survey) work undertaken to date and details of the proposed archaeological evaluation (trial trenching) of the site.  The trenching works are proposed to be carried out in a phased approach across the site (Archaeological Phases A and B).  Development phase areas of the site (Phases 1, 2 and 3) are also shown on the submitted plans.  Phases 1 and 2 are contained within Archaeological Phase A which is to be implemented this year (2012) and Phase 3 is contained within Archaeological Phase B which is to be carried out at a future date prior to development taking place on this part of the site. 

Across the site and within Archaeological Phase A there are in excess of 250 proposed trenches which are to be machine dug and carried out by a Hymac or similar tracked machine.  The work involves removal of soils to a depth of approximately 18 inches to ascertain whether there is any archaeological interest.  All machine work is to be carried out under the supervision of an appropriately experienced archaeologist.  On completion of recording, all trenches are to be back filled with any subsoil replaced first.  

Trial Trenching Aims:
· To determine location, extent, date, character and condition of surviving archaeological remains.

· To establish ecofactual and environmental potential of archaeological deposits and features encountered.  

· To clarify the impact of medieval ploughing.

· To establish late prehistoric/Romano British evidence.

· To establish the potential for significant environmental deposits.

· To establish the potential for previously unsuspected archaeological evidence and validate results of aerial photographic evidence and geophysical survey results.

The desk and field survey results indicate that the site has a high potential to yield some useful evidence for the extensive exploitation of the landscape in the late, Prehistoric and Roman period.  Early prehistoric evidence is not anticipated and Post-Roman evidence is likely to be confined to medieval ridge and furrow.     

The outcome of the excavations will lead to decisions being taken regarding the development and the possible ways in which to mitigate damage to areas of interest.  Where feasible, it is the intention to explain the findings of the excavations to local residents and schools.    

4.1.4 Planning Considerations

Numbers of Trial Trenches

Initially the proposed number of trial trenches across the site was considered by NCC to be insufficient.  Negotiations have taken place between the developers and archaeology team at NCC and the proposed numbers have subsequently been increased and agreed by both parties.  There are now in excess of 250 trial trenches to be dug out within Archaeological Phase A.  Please refer to Appendix 4.1 which provides the trial trench numbers and locations on site. 

Phasing

Throughout the consultation process a number of concerns have been raised by the County Archaeological Team with regards to the proposed phased approach to the archaeological works on site.  Usually, archaeological investigation work is undertaken as a whole across the entirety of a development site.  Due to the size of East Kettering and the amount of time it will take to develop, it is considered in this instance that a phased approach can be used to assess the archaeological implications of the site.  Significant discussions have taken place during the 8 week determination period and the phased approach has now been accepted by NCC subject to the submission of some further information.  Please refer to Appendix 4.1 which illustrates the phasing details on site. 

Further Information 

On 15th August 2012, Kettering Borough Council requested the following information with respect to the Written Scheme of Investigation (WSI):

· Further details regarding the public outreach work and the provision of a strategy to include information on media/press releases, open days for school visits, engagement with the Kettering Museum and any necessary website work.

· Details of the proposed deadlines for the completion of the archaeological works and dates for the future evaluation, excavation and archiving of the remaining phase of the site.

In response to the requests detailed above, the following solutions have been suggested:

Public Outreach

A report detailing the results of the evaluation will be prepared and agreed with the Local Planning Authority and a copy provided to Kettering Museum and to any local school who requests a copy. The report will be available for inclusion on a web site (where appropriate) taking account of the interest from metal detector enthusiasts and the potential damage to archaeology that such hobbies can render.

Any practical involvement by local schools in digging on site should take place at the detailed stage when archaeological surveys might be required.  Should local schools find the report of educational relevance and wish to approach the developer to explore how the school may incorporate activity at East Kettering into the school curriculum, the developer will look to assist, where reasonable and practical, in recognition of the fact that today's pupils may be tomorrow's inhabitants at East Kettering. 
Timeframes

For the purposes of this Written Scheme of Investigation (WSI) and its approval in relation to condition no. 91 of the outline planning permissions KET/2007/0694 and KET/2008/0274, the Phase B trenching will commence and be carried out in accordance with this WSI, having regard to agricultural, harvest, private, drainage and other matters (e.g. health and safety) before any development takes place on phase 3 of the East Kettering SUE. In the meantime, the geophysical survey is a public document, which represents a satisfactory evaluation of the archaeological potential of this part of the site.
4.1.5 Conclusions
Overall it is considered that the further information as submitted provides an acceptable solution in progressing archaeological works on site in a phased approach, which provides the necessary timeframes and includes satisfactory community outreach proposals. 

4.1.6. Recommendation
Officers recommend that the Archaeological Information comprising the amended Written Scheme of Investigation and Proposed trenching Plans received on 28th August 2012 are approved and condition 91 discharged.

4.2 Green Infrastructure
4.2.1 Policy Framework

Green Infrastructure (GI) is a network of multi-functional green space which is capable of delivering a wide range of environmental and quality of life benefits for local communities,  GI includes parks, open spaces, playing fields, woodlands, allotments, pathways and routes, natural and historic sites, canals and water spaces, as well as accessible countryside. It should be designed and managed as a multifunctional resource capable of delivering a wide range of environmental and quality of life benefits for local communities. 
Green Infrastructure (GI) is a key requirement of building sustainable communities. It is essential that a network of multi-functional green spaces with connectivity is firmly established to ensure the needs of growth are met. A key aspect of GI is connectivity through the creation or enhancement of linkages including green corridors or cycleway/pedestrian links. GI also has an important role in contributing towards health, quality of life and overall well-being and in enhancing an area’s uniqueness and attractiveness for example in terms of inward investment. Protection, enhancement or extension of existing resources or the provision of new or replacement facilities are all important aspects of GI delivery. New developments should demonstrate a specific contribution towards producing a net gain in GI. 

The role of GI is underpinned by all levels of planning policy. The delivery of sustainable development is at the heart of planning and the National Planning Policy Framework (NPPF). Planning should contribute to enhancing the natural environment and local planning authorities should plan positively for the creation, protection, enhancement and management of networks of biodiversity and green infrastructure (Policy 11 Conserving and Enhancing the Natural Environment). GI is also inherent within a number of other policies of the NPPF. The contribution that high quality open spaces and opportunities for sport and recreation can make to the health and well-being of communities is set out within Policy 8; the provision and use of shared space and community facilities to enhance sustainability of communities should be positively planned. 

At the regional level the promotion of green infrastructure to secure delivery of sustainable communities is a key objective. East Midlands Regional Plan Policy 28 seeks the delivery, protection and enhancement of environmental infrastructure which will contribute to a high quality natural and built environment and build sustainable communities. MKSM Strategic Policy 3 reinforces the regional approach by enshrining in sub-regional policy the provision of GI as a key principle in creating sustainable communities. 
Many other policies at the regional and sub-regional level (including policies 2, 26, 27, 29, 30, 31, 32, 33, 35, 41, 42, 43, 45 and 46 of the EMRP and MKSM Strategic Policy 3) are also relevant to promotion and delivery of GI and reinforce its importance in creating sustainable communities. 
Policies 5 (Green Infrastructure), 13 (General Sustainable Development Principles) and 16 (Sustainable Urban Extensions) of the North Northants Core Spatial Strategy (CSS) also emphasise its importance to building sustainable communities. 
CSS Policy 5 is a specific policy concerning the delivery of GI. This seeks a net gain in GI through the protection, enhancement and creation of multi-functional green spaces which promote recreation and tourism, public access, green education, biodiversity, water management, protection and enhancement of the local landscape and historic assets and mitigation of climate change, along with green economic uses and sustainable land management. The CSS identifies a number of sub-regional GI corridors and local corridors which together comprise the GI network for North Northants. The sub-regional corridors, which broadly follow the principal river valleys or their tributaries, should be safeguarded through a number of measures identified by Policy 5. These areas are priorities for investment and enhancement. Development should also contribute towards the establishment, enhancement or on-going management of local corridors which link up to the sub-regional corridors. 
Policy 13 of the CSS is also relevant to the delivery of GI through the planning application process. Policy 13, criterion (g) states that developments should not lead to the loss of open space or recreation facilities unless a site to equivalent quality and accessibility can be provided, serviced and made available to the community. Policy 13, criterion (o) states that development should conserve and enhance the landscape character, historic landscape designated built environmental assets and their settings, and biodiversity of the environment making reference to the Environmental Character Assessment and Green Infrastructure Strategy. 

Policy 16 of the CSS relates specifically to the Sustainable Urban Extensions. It states that masterplans should make provision for a network of green spaces linking the area to the wider green infrastructure framework. 
Kettering East Strategic Design SPD (April 2009). This document is not part of the statutory Development Plan. It does however form part of the Local Development Framework (LDF) for the Borough and is a material consideration in the determination of planning applications. Key objectives (3), (4), (6) and (7) relate to the delivery of GI (provision of open space and community facilities, connectivity, public realm design, and protection and enhancement of biodiversity). Policy Principle 16 sets out that the development will incorporate new GI. The Biodiversity and Open Space SPDs also demonstrate the important role GI has in creating sustainable communities. 
There has been a variety of guidance and best practice published regarding GI delivery. One of the most recent documents is Natural England’s Green Infrastructure Guidance (2009). This provides a comprehensive overview of green infrastructure and sets out priorities and drivers for its delivery. Through their work Natural England strive to support delivery, inspire through best practice and promote a consistent approach to GI strategies. 

Planning policy and other relevant guidance outlined above demand a strong commitment to GI delivery in the pursuit of creating sustainable development and communities. 
4.2.2 Consultation

The responses received are summarised below. All responses are on file and available to view at the Council Offices. The GI Strategy has been amended since its submission, responding to comments made by consultees where appropriate. 

Wildlife Trust (24th July & 6th September) 

The strategy is welcomed and the WT are in support of such a GI approach. The approach and framework adopted within the document is considered to be a good and sensible one. A number of comments are made regarding its contents including the need to include non-statutory sites (e.g. local or potential wildlife sites) in the baseline assessment and to make reference to circular 06/2005 guidance and the Nene Valley Nature Improvement Area. More detail around the combined management plan (e.g. when will it come forward) is also requested. All these comments have now been addressed and the Wildlife Trust has advised that the condition can be discharged. 
Natural England (2nd August)

No objection to the discharge of condition 58. NE welcomes the production of the strategy. A good range of GI principles are identified. The scheme is strong on landscape character, biodiversity, water management, healthy communities, standards and delivery components but is lacking some detail on climate change adaptation and mitigation. More detail is also requested around biodiversity action plan targets and commitments. The principle of delivering GI in-step with development and ahead of development in the case of woodland delivery is supported. 

River Nene Regional Park (26th July) 

There are a number of principles in the strategy which will make a positive contribution to the site. A number of detailed comments are made regarding the strategy. The issues raised consider and include:

· Types and amounts of grassland 

· Phasing of GI alongside mitigation measures for protected species.

· Content of Central Park 

· Off-site improvements and mitigation 

· Ise Valley

· Green Patch 

· The historic avenues

· Relationship between paddocks and public open space

· Archaeological assets 

· Linkages/walking and cycling network

· Habitat improvements

Environment Agency (24th July) 

Comments focus on how the GI strategy links to other conditions on drainage and flood risk. The GI plan should consider flood risk management to achieve conditions 60-67. The flood risk reduction scheme, required by condition 65, should also be considered. Locations of flood storage, flood meadows and detention ponds/basins could be indicated within the GI/Open Space plans. Overall there should be earlier, more strategic consideration of water management. 

Anglian Water (19th July)

AW has advised that they do not wish to comment on the GI strategy. 

Barton Seagrave Parish Council (11th July)

No objections. The proposed level of open space within each phase must be maintained, without compromise, throughout the development process.  

Sport England (10th July & 30th August)

No objection to this discharge of condition application. Sport England supports the elements of GI which relate to the provision of formal outdoor sport space. Needs should be met and facilities complement rather than compete with existing facilities. 

Cranford Parish Council (22nd August)

Inconsistencies within the strategy are identified. A number of detailed issues are also raised which include:

· Cranford Parish Council should be a key stakeholder now and going forward.

· Public Rights of Way, footpaths, cycleways and bridleways should be maintained and enhanced; it is important to not only have circular routes within the development, but to have links that allow people to move in, through and out of the site and onto routes leading to open countryside, villages and towns. Links must go beyond the site boundary. 

· What mitigation will there be for protected species?

· What is a biodiversity reservoir?

· Whole site is considered to have a ‘moderate to high’ landscape character and should be identified as such.

· Good quality greenspace should be created which link to the outside landscape. 

· More woodland planting is needed. The levels of woodland on site should be in line with the national average.

· How will maintenance be financed?

· Much of the development will be visible; the proposed woodland planting on the eastern edge needs to be widened. 

· Measures to protect Cranford Road need to be considered; high hedging and restoration of the original Elms along the edge of the proposed open space adjacent to Cranford Road could be a potential mitigation measure.

· The visibility of junction 10a and traffic noise needs to be taken into account. 

4.2.3 Key Proposals 

Condition 58 states:

“Prior to the submission of the Design Code (pursuant to Condition 7) a Green Infrastructure Strategy in accordance with the proposals of the Green Infrastructure Environmental Statement Supplement (dated August 2008) (excluding the GI phasing plans) shall be submitted to and approved in writing by the local planning authority. The strategy shall demonstrate how a net gain in Green Infrastructure will be achieved and will include full details of the proposals, phasing of Green Infrastructure, timing of Green Infrastructure delivery within phases and management regimes. The development shall not be carried out other than in accordance with the approved GI Strategy.

REASON: To secure a net gain in Green Infrastructure in accordance with PPS9, Policies 1, 2, 28, 29 and 30 of the East Midlands Regional Plan (2009) and Policy 5, 13 and 1(j) of the North Northamptonshire Core Spatial Strategy (2008).”

The outline planning permission sets out that 21.3 hectares of formal greenspace (including sports pitches) and 85.9 hectares of informal greenspace will be provided across the development. The Green Infrastructure Strategy builds upon the outline planning application and seeks to establish an overarching strategy which will guide the design, implementation and management of GI. Proposals are identified which will deliver net gain. 

4.2.4 Planning Considerations
Existing GI Corridors 

The development has a direct relationship with existing GI corridors with two overlapping with the site. The Ise Valley Sub-Regional GI corridor which runs north-south is predominantly positioned to the west of the development. The site’s north western tip, which crosses the Ise and links with Elizabeth Road, is however located with this corridor. This area will be designed to ensure that there is no interruption of habitats. 
Strong habitat connections will be created from the development to the Ise Valley, linking the site to this strategic corridor. A more connected and robust network will be developed as a result. The proposed Parkland corridor which will run along the east and northern site edges (discussed in more detail below) will help to ensure a positive relationship and link to the Ise. There will also be opportunities for pedestrian and cycle links to link the site with the Ise Valley. This can be explored in detail as part of the Walking and Cycling Audit that is required prior to the submission of reserved matters (condition 84).  

The Wicksteed Park-Thrapston local GI corridor runs along, and includes part of, the southern site edge. The value of this will be enhanced through investment within the parallel (proposed) Alledge Brook GI corridor and its incorporation within the site’s, and therefore the wider, GI network. 

Overarching Strategy
The GI Network Plan for East Kettering is included at appendix 4.2A. Major and minor GI corridors are proposed which will connect with the existing strategic network. These GI corridors set within 3 character corridors – the Alledge Brook, Parkland and Woodland. It is considered that delivery of this network through new and improved nodes and linkages will secure an enhanced and robust GI network and a net gain in GI.   

Alledge Brook Character Corridor – this follows the Alledge brook and linked watercourse to form the Central Park (which includes the Central Bowl and Valley Park). This will have a varied character and will be a fluid space with a variety of features contained within it. 

Woodland Character Corridor – this is a significant strip of woodland which will link the Parkland and Alledge Brook Corridors. These will be characterised by two existing woods which will be connected by new woodland and will then continue west. 

Parkland Character Corridor – this will follow the northern and eastern edges of the development. It will be a managed environmental interface between the urban and rural. The corridor will include parkland, trees, hedgerows, woodland (existing and new) and grassland (including wildflower meadows). 

GI networks include nodes and linkages, the linear features which connect them. Linkages can be human or wildlife. A variety of spaces and features (nodes) and linkages will be created across the development linking Kettering to the open countryside beyond the site's confines. Existing features within the site, for example watercourses and woodland, are opportunities and are incorporated within, and will be enhanced through, this strategy. 

Nodes to be created include:
· Woodland

· Parks (Central Park and the Avenue Parks).

· Sport pitches
· Outdoor sport facilities 
· Play spaces
· Allotments

· Orchards

· Grassland/Meadows

· Detention ponds
Linkages to be developed include:

· Hedgerows

· Footpaths

· Watercourses

· SUDS corridors e.g. swales
· Woodland corridors

The GI Strategy sets out a number of measures that will be implemented. These include the following:

· Existing woodland, hedges and hedgerow trees will be incorporated into the design and will be extended with new planting. This will enhance biodiversity value and provides breaks in the built development. Corridors will aid habitat connectivity. 
· Mixed broadleaved woodlands will be created and provide screening, shelter and informal amenity and recreation spaces. 

· Existing Watercourses will be incorporated into the SUDS strategy for the site and will provide opportunities for habitats to be created and enhanced.

· Urban tree planting.

· Species-rich meadow grassland and woodland edge shrub habitats will create new habitats and deliver biodiversity benefits.  

· Water bodies will be created throughout the parks and public open spaces. 

· Existing, on-site Northamptonshire Biodiversity Action Plan (NBAP) habitats (e.g. mixed woodland/species-rich hedgerows will be preserved and enhanced. 

· European protected species will be protected through bespoke mitigation (e.g. new reserves for great crested newts).

· New central park will be created which will be the focus for leisure and recreation. This will have a varied character and will be fluid in nature. The Central Bowl, located near to the District Centre, will have a formal character whilst the green fingers (Valley Park) which link the park to the northern and eastern fringes will be more informal.  
· Informal areas for play and recreation (including parklands with opportunities for paddocks/stables). 

· Formal sports facilities. 

· Community farm, orchard and allotments which will encourage self-sufficiency, a sense of community and will result in a range of environment and social benefits. 
· A network of footpaths, cycleways and bridleways. This will help to create a network of accessible greenspaces facilitating access to nature and areas for sport, recreation and relaxation.  Encouraging sustainable travel and healthy living will be amongst the wider benefits. 

Relationship with Open Space Strategy & Other Planning Conditions
The Green Infrastructure Strategy is a high level, strategic document which sets out how a net gain in GI will be achieved through the implementation of a number of principles and measures. The Open Space strategy provides the next level of detail setting out principles for open space creation and maintenance which will be used by landscape architects/developers to develop the detailed design the open spaces (and inform reserved matters submissions). 
There are a number of other conditions on the outline permission that are linked to GI and relate to biodiversity, protected species mitigation (e.g. great crested newts, badgers and so on) and walking and cycling routes. These will need to also be complied with or satisfied by the applicant. This includes the requirement for an ecological management plan.  

With regard to the response of the Environment Agency, it is agreed that there needs to be a strong link between the GI and Open Space strategies and the work required by condition 65 of the outline permission, a Stage Two flood risk assessment and flood risk reduction scheme/measures. Officers consider however that the GI strategy should not specify exact locations for facilities such as flood storage or detention ponds. Details for the discharge of condition 65, which are not required until later in the development process (prior to reserved matters), should inform this. It is considered that the GI Strategy has sufficient flexibility to allow for the incorporation of such measures alongside other open space features. 

Off-Site GI Delivery & East Park Edge
The Section 106 secured some GI and biodiversity improvements. Avenue plating will be undertaken to restore the Patte d’Oie historic avenue planting lost to Dutch Elm disease. The development will incorporate avenue planting to create a distinctive identity. There is also a commitment to contribute financially to two nature conservation sites, the Southfield Farm Marsh SSSI and the Twywell Hills and Dales Nature Reserve. 

The parkland corridor will also extend beyond the site confines along the development’s eastern edge. This will enhance its GI value, will provide a natural buffer and boundary to the development, will make the transition between urban to rural fluid and soft and will have an element of screening and greening the new urban edge. This area will contain informal grassland, species-rich meadows woodland blocks, trees and informal public access routes. The eastern park edge will be delivered in Phase 3. It will however be prepared and protected during phase 2 (intermediate open space). This proposal for delivery is considered reasonable and is in line with the development phasing. 
Phasing/Timing of GI

GI delivery will be phased alongside the phased delivery of the development. This is a reasonable approach given the scale of the development. It is considered that the proposed phasing is acceptable. The three phasing plans are included at appendix 4.2B.  

Works to create open space within a phase will start before any other construction works commences on an adjacent parcel.  This will ensure that these areas are protected during the construction of neighbouring parcels; there is a risk that if areas are not protected construction activities could damage these and impact on their ability to be delivered as envisaged and planned. The spaces will be completed prior to the 1st occupation of the adjacent development parcel. This is considered to be acceptable. 

The phasing plans also identify areas of advanced planting so that these can be delivered at the correct time during the development. Areas of intermediate GI establishment are also identified. These are areas which will be delivered in the next phase but their preparation and protection needs to be earlier. 

Management and Maintenance

A combined management plan, considering all open space types, will specify the detailed maintenance and management regime for each GI resource. Open space/sport facility. This will build upon the GI and Open Space strategies and provide that next level of detail. Management prescriptions will be reviewed after 5 years thereafter. The process of review will ensure that regimes are monitored for their effectiveness over the long-term and revised where needed. This will be submitted prior to the commencement of development. This will ensure the holistic and robust management practices that will be needed to create and sustain a high quality environment. The applicant’s preferred approach is for the Open Space to be managed by a Private Management Company. There is a fall-back position or second option (built into the Section 106 agreement) which allows the open spaces to be transferred to the Council, together with financial resources to do this. 

4.2.5 Conclusions

The strategy sets out a robust approach for delivering green infrastructure. A comprehensive network of GI corridors will be developed through specific proposals involving both enhancement of existing on-site features and the creation of new resources. Delivery of this network through new and improved nodes and linkages will secure an enhanced and robust GI network and a net gain in GI in accordance with Development Plan policy.  Spaces will have a range of functions and result in a variety of benefits; the multi-functionality of spaces and the network has been demonstrated through the submitted strategy. 

GI will be a key component in the creation of a sustainable community at East Kettering. Its delivery will ensure that the development has a positive relationship with Kettering, the open countryside and natural and built environments. Through enhancing existing resources and delivering new GI a wide variety of environmental, social and economic benefits will be realised including biodiversity gains, recreation improvements, social interaction, enhanced health, well-being and quality of life and positive outcomes for visual amenity. The delivery of GI is also essential in place-making terms and in creating a high quality environment within which people will want to live and work. The proposed strategy will deliver multiple benefits and will add value to the development and the community. 

4.2.6. Recommendation
Officers recommend that the Green Infrastructure Strategy (reference         12-0076/3156/D01) dated September 2012 (as amended and received on 3rd September 2012) be approved and condition 58 discharged.

4.3 Open Space
4.3.1 Policy Framework

The delivery of open space is another important element in creating a sustainable, healthy and inclusive community at East Kettering. As set out in the previous section of this report, GI delivery, including the creation and enhancement of open spaces, is key to quality of life and can result in multiple benefits.  

The policy framework set out within the GI section also relates to open space given the close relationship between the two. It is considered worthwhile to reiterate some of the policy background which is particularly relevant to open space creation. 

The National Planning Policy Framework (NPPF) sets out a number of core planning principles. Delivery of open space within the SUE would fulfil a number of these, including seeking high quality design and good standards of amenity, promoting mixed use developments and encouraging multiple benefits from the use of land, recognising land can perform many functions (e.g. recreation, wildlife, food production and so on). 

The government attaches great importance to design of the built environment; good design is a key aspect of sustainable development. Developments should create and sustain an appropriate mix of uses including incorporation of green and other public spaces, be of an attractive design with appropriate landscaping and establish a strong sense of place (Policy 7 Requiring Good Design). Creating well-designed, high quality spaces is crucial.

Policy 8 of the NPPF Promoting Healthy Communities states that planning has a role in facilitating social interaction and creating healthy, inclusive communities. Places should have high quality spaces which encourage the active and continual use of public areas; shared space and community facilities such as sports venues and meeting spaces should be positively planned for. It is essential that recreational and social facilities which meet the needs of the community are provided in order to create a truly sustainable community.

Paragraph 73 of Policy 8 states that access to high quality open spaces and opportunities for sports and recreation can make an important contribution to the health and well-being of communities. Policy 11 of the NPPF Conserving and Enhancing the Natural Environment also encourages LPAs to positively plan for green infrastructure delivery.  

East Midlands Regional Plan (EMRP) Policy 2 Promoting Better Design highlights access to open space and GI networks as being important to the design of developments. 
EMRP Policy 28 seeks the delivery, protection and enhancement of environmental infrastructure which will contribute to a high quality natural and built environment and build sustainable communities. Access to greenspace that can be used for formal and informal recreation, for educational purposes and to promote healthy lifestyles should be increased. Policy 26 also states that the quality of environmental assets within the region should be enhanced. 

At the sub-regional level, MKSM Strategic Policy 3 states that sustainable communities will be achieved through the implementation of a number of principles. These include providing GI including access to green space for formal and informal recreation and designing attractive places.

Policies 5 (Green Infrastructure), 13 (General Sustainable Development Principles) and 16 (Sustainable Urban Extensions) of the North Northants Core Spatial Strategy (CSS) are also relevant. 

CSS Policy 5 is a specific policy concerning the delivery of GI. This seeks a net gain in GI through the protection, enhancement and creation of multi-functional green spaces which promote recreation and tourism, public access, green education, biodiversity, water management, protection and enhancement of the local landscape and historic assets and mitigation of climate change, along with green economic uses and sustainable land management. 

Policy 13 sets out important sustainability principles which all developments should meet. Criterion (j) states that developments should promote healthier lifestyles and for people to be active outside their homes and places of work. The provision of open spaces, sports facilities and opportunities for recreation and social interaction are considered to be key to achieving this core principle. 

Policy 16 of the CSS relates specifically to the Sustainable Urban Extensions. It states that masterplans should make provision for a network of green spaces linking the area to the wider green infrastructure framework and that an appropriate level of leisure, social and community facilities that meets local needs should be provided for.  

Kettering East Strategic Design SPD (April 2009) sets out objectives and policy principles for the East Kettering development. Key objectives 3 relates to the provision of open space and leisure facilities. Policy Principle 15 states formal and informal open recreation space must be provided. 

The Open Space SPD sets out the Council’s approach for securing open space associated with residential developments and a mechanism for seeking financial contributions where appropriate. The SPD highlights the contribution open space makes to quality of life. The SPD was utilised at the outline planning stage to determine to amount and broad location of spaces and facilities (shown on the masterplan). 

The 2008 Fields in Trust Guidance ‘Planning and Design for Outdoor Sport and Play’ is relevant to the content of the Open Space strategy. The guidance sets out benchmark standards for provision, design principles and considerations and a framework for assessing the quality of sports pitches and the play value of equipped facilities.

4.3.2 Consultation

Wildlife Trust (24th July & 6th September)

Welcomes the production of the strategy. Agree with the approach taken and treatment of the various types and hierarchies of open space. A number of detailed comments are made on the following matters:

· Width of buffer strips – what are the reasons for the proposed width? Could the identified buffers be increased in width?

· Woodland maintenance and management – timescales for aftercare.
· Missing text in summary boxes.
· More detail is required regarding the combined management plan.
· Additional stakeholders have been recommended for inclusion.
· Reference should be made to the Nene Valley Nature Improvement Area.
· All measures identified within the strategy must be implemented.
All these comments have now been addressed and the Wildlife Trust has advised that the condition can be discharged. 

Natural England (2nd August)

No objection to the discharge of condition 43. Support the principles of outdoor recreation as a contributor to good physical and mental health and well-being. The transition between formal and informal spaces can be fluid; even formal areas if planted with wildlife friendly species can make good contributions to biodiversity. Inclusion of allotments and community orchards is welcomed as is encouraging access and enjoyment of these areas by local people. 

Environment Agency (24th July) 

Comments as per the GI strategy (see above). 

Anglian Water (1st August)

The strategy will not impact upon existing AW owned infrastructure and therefore they have no comments to make. 

Barton Seagrave Parish Council (6th August) 

A comprehensive piece of work detailing formal and informal open space; preserving existing woodland and hedgerows whilst providing limited access for recreation. New woodland and recreation areas designed to be accessible to all. 

Sport England (17th July & 30th August)

No objection to the discharge of the condition. The detailed provision should be led by the Kettering PPG17 Open Space Needs Assessment and the Open Space SPD. Contacts for National Governing bodies are given who will be able to provide more detailed information regarding specific outdoor sports.  

4.3.3 Key Proposals

Condition 43 states:
“Prior to the submission of the Design Code (pursuant to Condition 7) an Open Space Strategy (covering all types of formal and informal open space) shall be submitted to and approved in writing by the local planning authority. The strategy shall include specifications, timing of completion within the development and within each phase and the on-going management arrangements for each of the following types of open space/Green Infrastructure resources.

i) All areas of informal and formal open space identified on Parameters Plan B: Green Infrastructure BBD005\110 Revision A (received 2 February 2009);

ii) Playing fields/sport pitches;

iii) Other outdoors sports facilities;

iv) Children's play areas including 55 LAPs, 13 LEAPs and 4 NEAPs;

v) 5.2 hectares of allotments;

vi) Sustainable Urban Drainage Systems, watercourses and other water bodies;

vii) Existing woodland areas and 26 hectares of new woodland planting;

viii) Areas of parkland including (not exclusively) the Central Park and East Park Edge;

ix) GI linkages including pedestrian and cycle links and public rights of way and bridleways. 

The development shall not be implemented other than in accordance with the approved strategy.
REASON: In the interests of residential amenity, visual amenity and provision of multi-functional Green Infrastructure and connectivity in accordance with the principles of sustainable development in accordance with PPG17, Policies 1, 26, 27, 28, 29, 30 and 33 of the East Midlands Regional Plan (2009) and Strategic Policy 3 of the MKSM Sub-Regional Strategy (2005) and Policies 5, 13 and 16 of the North Northamptonshire Core Spatial Strategy (2008).”
The outline planning permission sets out that 21.3 hectares of formal greenspace (including sports pitches) and 85.9 hectares of informal greenspace will be provided across the development.

The Open Space strategy provides the next level of detail below the green infrastructure strategy, setting out broad principles for open space creation and maintenance which will be used by landscape architects or developers to create detailed designs for the open spaces (and inform reserved matters submissions). It provides the strategic framework for the design, creation and aftercare of open space. It will enable the vision in the GI strategy to be translated into open space creation. 

Types of open space/feature to be created include:

· Parks

· Woodland

· Playing Fields/Sports Pitches

· Other Outdoor Sports Facilities

· Play Areas (LAPS, LEAPS and NEAPS)

· Allotments

· Sustainable Urban Drainage Systems/watercourses/other water bodies

· Access routes/linkages

The open space strategy sets out a specification for each type of open space; for each type a concept statement is set out, details of likely ground preparation works, components, examples of best practice that have been drawn upon and anticipated aftercare/maintenance requirements. General principles are set out for the maintenance of each space. Detail will be added as part of the combined management plan.

4.3.4 Planning Considerations

General Approach

The aim is to create an open space network which has fluidity and allows a smooth transition between the formality of central urban areas and the open countryside beyond the site. There will be a mix of formal and informal open spaces across the development to allow for a variety of opportunities and experiences. Spaces associated with the district centre and the central avenue (the main route running through the site) will be highly formal. As the open space network moves closer to the development edges there will be less formality with an emphasis of wildlife habitats and natural features.   

The parks proposed will be a defining feature and will create a green heart within the development. The Central Park will flow through the site providing a green infrastructure connection from the existing urban area through to the surrounding countryside. This park will have a varied character comprising a formal central bowl area and an informal valley park which connects to the eastern park edge and beyond. The Open Space Character Areas plan is, included in the Open Space Strategy, can be viewed at appendix 4.3A. 

Design and Maintenance Principles

Broad design and creation principles, components of spaces and principles for aftercare/maintenance are set out for each type of open space. These are considered acceptable and will allow the spaces to be taken forward at the detailed design stage by landscape architects or a developer. It is considered that the document identifies sufficient principles at this stage whilst allowing some flexibility. This is essential in light of the long-term nature of this project. 

The maintenance principles will also be developed in greater detail in the Combined Management Plan, which will come forward prior to commencement of development. 

Play Areas and Outdoor Sports

The Fields in Trust Guidance ‘Planning and Design for Outdoor Sport and Play’ 2008 sets out benchmark standards for provision, design principles and considerations and a framework for assessing the quality of sports pitches and the play value of equipped facilities. The play spaces and areas for outdoor sports will meet the FIT guidance. This commitment is made within the document. 

Location of Facilities

The strategy identifies general locations for open spaces and facilities such as the play areas and allotments. The approved masterplan also sets out where sport pitches/playing fields and the parks will be positioned within the site. All locations set out in the Open Space strategy are considered acceptable. 
Timing of Delivery
There are two phases of open space delivery. The first is the strategic spaces such as the parks or sports pitches. These will be completed prior to the occupation of any adjacent development parcel. The second phase is any open space required within a residential parcel, which will include Local Areas of Play (LAPS). These spaces will be completed prior to the occupation of the parcel. 

Detailed timings for the delivery of areas of open space and outdoor sports facilities will be identified and agreed prior to the commencement of development. The detailed timings will be included within the Combined Management Plan which will be submitted to and approved by the local planning authority prior to the commencement of development. 

Management & Maintenance

Broad principles are set out in this strategy and these will be taken forward and developed in much greater detail in a Combined Management Plan. This will specify the features or habitats to be located within the spaces and detailed management and maintenance prescriptions. This plan will be submitted and approved by the local planning authority prior to the commencement of development. This commitment is made within the Open Space Strategy.
4.3.5 Conclusions
It is considered that the Open Space Strategy is acceptable and will allow high quality open spaces to be delivered throughout the development and over the lifetime of the design phases and build out programme. The strategy will ensure that there is consistency in terms of its quality, design and management. The aspirations and principles set out will positively guide the reserved matters submissions.

The creation and delivery of open spaces in accordance with this strategy (alongside other design layers that will add further detail e.g. the design code/reserved matters) will help to create a sustainable, healthy and inclusive community; the spaces will contribute to the creation of a high quality, well-designed development and will have a significant role in developing a strong sense of place and distinctiveness. The spaces will result in multiple benefits and will be a positive influence on well-being and quality of life. Open space at East Kettering will go beyond meeting needs; it will raise design quality and will provide a green heart linking existing and new communities.  

4.3.6. Recommendation
Officers recommend that the Open Space Strategy (reference 12‑0385/3156/D01) dated September 2012 (as amended and received on 4th September 2012) is approved and condition 43 be discharged. 

4.4 Low Zero Carbon 

4.4.1 Policy Framework

National Planning Policy Framework (NPPF)

Section 10 of the NPPF contains a number of relevant policy statements: 

Paragraph 93: Planning plays a key role in helping shape places to secure radical reductions in green house emissions….supporting the delivery of renewable and low carbon energy and associated infrastructure. This is central to the economic, social, and environmental dimensions of sustainable development.

Paragraph 95: To support a low carbon future, LPAs should plan for development in locations and ways which reduce greenhouse gas emissions; actively support energy efficiency improvements to existing buildings; and when setting any local requirements for a building’s sustainability, do so in a way consistent with the Government’s zero carbon buildings policy and adopt nationally described standards.

Paragraph 96: In determining planning applications, LPAs should expect new development to comply with adopted local plan policies on local requirements for the decentralised energy supply unless it can be demonstrated by the applicant, having regard to the type of development involved, that this is not feasible or viable; and take account of landform, layout, building orientation, massing and landscaping to minimise energy consumption.

Paragraph 97: To help increase the use and supply of renewable and low carbon energy, LPAs should recognise the responsibility on all communities to contribute to energy generation from renewable or low carbon sources.

East Midlands Regional Plan (2009) 

Still extant pending cancellation arising from the Localism Act 2011: 

Policy 1(i): to reduce the causes of climate change by minimising emissions of C02 in order to meet the national target through maximising ‘resource efficiency’ and the level of renewable energy generation; making best use of existing infrastructure; promoting sustainable design and construction; and ensuring that new development, particularly major traffic generating uses, is located so as to reduce the need for private travel, especially by private car.

Policy 1(j) to reduce the impacts of climate change….achieved through the location, design and construction of new development in ways that include…. Providing carbon sinks
North Northamptonshire Core Spatial Strategy 2008 

Policy 14: Energy efficiency and sustainable construction: Development should meet the highest viable standards of resource and energy efficiency and reduction in carbon emissions, in particular:

· proposals for large development: residential units delivered till 2012 will meet Code for Sustainable Homes (CSH) level 3; those delivered 2013-15 will meet CSH level 4 as a minimum; and those delivered from 2016 onwards will meet CSH level 6 as a minimum; 

· non residential development will be compliant with a BREEAM/ Eco build assessment of at least very good;

· a target of at least 30% of the demand for energy will be met on site (the actual figure to depend upon technical and economic viability); and renewably and/or from a decentralised renewable or low-carbon energy supply;

North Northamptonshire Joint Core Strategy: Consultation on the emerging plan August 2012
A review of the CSS is underway with the aim of adoption by the winter of 2013.  Informal consultation is being undertaken on the emerging document.  

This document is a material consideration, albeit that the draft proposed policies have limited weight at this stage.  The key message from draft policy 7 is that all developments should minimise their carbon emissions, and help deliver the aim of zero carbon growth.

The consultation draft proposes that subject to technical and economic viability proposals for development (over 10 dwellings) should through a combination with the Building Regulations and other measures achieve CSH level 4 in the period 2012-16, then Code level 6 from 2016, (and BREEAM  very good till 2021, excellent after 2021)

Draft policy 8 refers to “allowable solutions”.  This is a mechanism to help developers achieve ‘carbon neutrality’.  In effect a range of projects and a community energy fund to which developers contribute may be available where the requirement (from 2016) is for zero carbon and this cannot be achieved within the development itself.

4.4.2 Consultation

Barton Seagrave Parish Council
No objection subject to a Zero Carbon Hub being adopted in line with the Fabric Energy Efficiency (FEE) Design Standard, ahead of the anticipated changes to the Building Regulation standards

Sport England
Responded with no comments

Environment Agency
Have responded but with no comments

Natural England
Welcome the submission of the documents and made no detailed comments.  Should the proposal be amended in a way which significantly affects its impact on the natural environment, then in accordance with Section 4 of the Natural Environment and Rural Communities Act 2006, Natural England should be consulted again.

River Nene Regional Park
Welcome the proposals within the low or zero carbon feasibility study, but comment that the study does not contain any mention of the role that woodland planting can play in the removal of any resulting carbon from the atmosphere, an approach that is included in allowable solutions.

4.4.3 Key Proposals

Condition  39 states:

“Prior to the submission of the Design Code (pursuant to condition 7) a low or zero carbon (LZC) Feasibility Study to establish the most appropriate LZC energy source for the development in order to achieve a target of at least 30% of the demand for energy shall be submitted to and approved by the Local Planning Authority.

The study shall be carried out by an independent energy specialist and shall cover as a minimum: energy generated by LZC source per year, payback, land use, noise, whole life cost impact of potential specification in terms of carbon emissions, any available grants, all technologies appropriate to the site, energy demand of the development, reasons for excluding other technologies.

If the 30% target cannot be met the study must include a technical and economic viability assessment to justify any lower percentage. Any revisions to the study shall be submitted to the Local Planning Authority for approval.”
Proposals
The proposal is to achieve the target of 30% of the demand for energy to be from low or zero carbon energy supplies through a hierarchical approach.  

1. Reduce energy demand

Reducing energy demand will be achieved by maximising the benefits of site layout, plot layout and building design/orientation. Green infrastructure will also be used to reduce demand. These will account for the majority of carbon emissions reduction to be achieved.

2. Consume energy efficiently
Efficiency of energy consumption will be achieved through the use of energy efficient technology eg highly efficient boilers; and the use of efficient utility infrastructure eg smart grid
3. Use low or zero energy supply

A suite of low or zero carbon energy technology solutions will be used.  Their relative strengths are likely to vary over time and so their proliferation will also change.

Detailed proposals to deliver this strategy will be submitted with and scrutinised in association with applications for the approval of reserved matters for development parcels. The most effective approaches are likely to change over time as technologies are developed and grant incentives alter. The relative strengths of current technologies and in particular the effectiveness as a solution for East Kettering have been assessed and are summarised in the table below:

Summary of potential technology options

	Source of LZC
	Evaluation/Commentary on Source of LZC
	Effective solution for East Kettering

	Large scale wind
	Noise impact and urban wind regime reduces options on site
	No

	Micro scale wind
	Potential on taller buildings but unlikely to contribute to meaningful carbon emission reduction targets
	Limited potential

	Biomass
	Good supply chain within the area supporting domestic and community scale biomass boilers
	Yes

	Energy from waste
	Not within current waste planning policy for Kettering
	No

	Anaerobic digestion
	Not within current waste planning policy for Kettering. Potentially viable in long term associated with bespoke waste management activities (sewage treatment etc)
	No (although potential for bespoke applications in long term)

	Solar Photovoltaic 
	Opportunistic opportunities on south face roof space
	Yes

	Solar Thermal Arrays (Hot Water)
	Opportunistic opportunities on south face roof space
	Yes

	Ground Source Heat Pumps
	Limestone geology offers good geological heat transfer opportunities.
	Yes

	Air source Heat Pumps
	Distribution of technology will need to consider noise impacts from technology.
	Yes

	Fossil Fuel CHP
	Low housing density and limited heat demand especially in early development stages reduced financial viability.  Bespoke community scale opportunities are available.
	Potential as the scheme progress in detail design stages.

	Micro fossil CHP
	Likely to be an opportunity with new micro CHP technologies come to market
	Yes

	Smarter Grid Infrastructure
	Whilst not an energy generation technology smarter controls of energy on site will reduce energy requirement across site.
	Yes (if network operators include within detail design of energy infrastructure).


Source: Revised Low or Zero Carbon Feasibility Study by Peter Brett Associates, received 21 August 2012

The above summary of the likely potential technology solutions for East Kettering has emerged from an analysis of strengths, weaknesses, opportunities and threats (SWOT) undertaken by the authors of the study.  It focused on the energy options most likely to come forward, following discussion with the Local Planning Authority 

Energy statements are identified in the strategy as a mechanism to “ensure that the golden thread of continuity from outline planning permission through the discharge of conditions, design code, and to the reserved matters submissions is maintained”.

4.4.4 Planning Considerations: 

Condition 39

Condition 39 requires that the low or zero carbon feasibility study includes consideration of the energy generated by the LZC per year, payback, land use, noise, whole life cost impact of potential specification in terms of carbon emissions, any available grants, all technologies appropriate to the site, energy demand of the development and reasons for excluding other technologies.

The assessment of these factors has been carried out through an analysis of the strengths, weaknesses, opportunities and threats of available technologies.  This approach is known as a SWOT analysis and is appended to the applicant’s submission.  It includes a non-technical analysis of large-scale wind, micro-scale wind, biomass, energy from waste, anaerobic digestion, solar photovoltaic (PV) arrays, solar thermal arrays (hot water), closed-loop ground source heat pumps, water source heat pumps, air source heat pumps, hydroelectric power, fossil fuel combined heat and power or engine (cogeneration), micro fossil combined heat and power and “smarter grid” demand management”. 

The potential of each technology is assessed and summarised within the context of current knowledge.  A more technical appraisal is also provided within the SWOT document which considers the potential power generated, grants, land use implications, noise implications and the whole life carbon payback for the same range of technologies, table 4.1 on page 21 of SWOT, an extract from which is reproduced below:  

	Technology 
	Energy generation single unit PA
	Available Grants / subsidy
	Typical land use
	Noise
	Whole life carbon payback (GCo2gwe/kw)

	Biomass
	Domestic (12 kw th)
	Renewable heat incentive
(RHI)
	Domestic boiler
	No noise assessment required
	27

	Solar Photovoltaic
	<50kW

50kw-5mw
	Feed in Tariff

Up to 21p kwh reducing annually to 2021

FiT – up to 12.9p/kWh for less than 250kW generating capacity; 8.9p/kWh for over 250kW
	Building mounted
Approximately 3ha/MW ground mounted
	No noise assessment required

Noise impact assessment required
	104

	Solar Thermal Arrays
	>200kWth
	RHI - 8.5p/kWh
	Building mounted
	No noise assessment required


	14

	Ground Source Heat Pumps
	
	RHI - 3.2p/kWh - 4.5p/kWh depending on size
	Underground
	No noise assessment required


	14

	Air source heat pumps
	6kWth - 14kWth
	RHI – post 2012
	Building mounted
	Noise impact assessment required
	14

	Micro fossil CHP
	<20kW
	FiT – 11.0p/kWh up to 2kW for the first 30,000 installations nationally only
	Low- in buildings 
	No noise assessment required


	Not available


Source: LZC Feasibility Study SWOT analysis June 2012 by Peter Brett Associates

Together the strands of the assessment identify which technologies currently appear to be effective solutions for East Kettering.  These include photovoltaic (PV) technologies, ground source and air source heat pumps, solar water heating and combined heat and power applications.

The analysis shows that a combination of LZC technologies may be able to provide a high proportion of the future development’s energy demand.  Community or bespoke application of the technologies or wide spread inclusion may be appropriate at the site.  The summary of this assessment can be found in Appendix 2 to this report (at pages 24 and 25 of the SWOT)

A strategic approach

The hierarchy approach to LZC proposed is structured and logical and draws from relevant and up to date technical research and knowledge of best practice. The study’s assessment of current technologies identifies that the 30% target will be achievable. The study provides a robust platform for the development of proposals relating to development on specific parcels of land. It is an overarching ‘high level’ strategy but also one that is expected to evolve and respond to the application of new technologies and opportunities. 

Consequently, communication of the evolving strategy and its monitoring and review will be important to inform this element of the development throughout all planning and delivery stages. The strategy as presented will need to be amended to ensure that a suitable mechanism is built in to achieve this. Attending to this and other issues identified in the report, such as factual errors, typos and a lack of clarity about the commitment to achieving the 30% target are expected to have been addressed by the applicant before Committee.

Monitoring and review
Monitoring and review of the approach needs to be effective. Monitoring will be the responsibility of the developers.  Monitoring information will inform the development of subsequent detailed proposals and help to ensure the overall achievement of the policy objective.  Energy statements provide a suitable framework and can address basic questions such as quantifying energy demand reduction achieved in past developments and proposed in future phases. Clarity on the design and structure of such statements, including the criteria used to capture information needed for monitoring the strategy is needed.  Robust statements will enable the LPA to assess future detailed applications.  The applicant has been asked to amend the strategy to address this before Committee.

Third party representations

The comments of Barton Seagrave Parish Council are noted.  The review of the Government’s appointed ‘Zero Carbon Hub’ and its current recommendations to the Government have yet to be confirmed or otherwise.  There will be opportunities to update the approach, as knowledge increases, when the definition of zero carbon is clarified and ‘allowable solutions’ are more clearly defined.

The comments of the RNRP are noted and welcomed.

Other:
There is nothing in the current application that requires further consideration of environmental effects over and above those addressed through Environmental Statement submitted with the outline planning applications. However, later subsequent applications may give rise to the need for further environmental assessment.

4.4.5 Conclusions

The feasibility study as revised presents a high level strategy grounded in knowledge of the issues and relevant research. It addresses the requirements of condition 39, in particular it gives an approach that would achieve at least 30% of demand through low/ zero carbon sources. 

1. However, specific clarification/ amendment has been sought from the applicants and is expected before Committee to: 

· Ensure that the strategy has an effective mechanism (owned by the applicants) for communicating the strategy and for Monitoring and Review.  This will help to avoid “strategic drift” and to demonstrate continuing effectiveness;

· Correct factual errors, typos within the study;

· Clarify the design of energy statements to demonstrate their ability to be effective;

· Correct the lack of clarity in the study to the commitment to achieving the 30% minimum target for LZC.

2. The reviewed strategy and its conclusions need to be shared with the Local Planning Authority and all key contributors like energy providers, and developers at regular agreed intervals 

3. Of particular benefit to addressing the requirements of Condition 39, is the outcome of a SWOT analysis from which a summary of potential technology options for LZC energy source is given. The analysis has extended to those technologies likely to be chosen from in the early phases of development. 

4. The proposals are generally consistent with declared intentions of Government, and in particular the National Planning Policy of March 2012.

5. Energy statements focused on results and demonstrating tangible and measurable outcomes will be important to the discharge of other relevant conditions and reserved matters.

4.4.6 Recommendations

That subject to the receipt of the additional information/ corrections and clarity sought as described in the conclusions, condition 39 is discharged.

4.5 Retail Strategy
4.5.1 Policy Framework
The National Planning Policy Framework (NPPF) states that as part of sustainable development, an economic focus is required in order to build a strong, responsive and competitive economy. Sufficient land should be available in the right place, at the right time in order to support growth and innovation. Development requirements, including the provision of infrastructure, should also be identified and delivered. Economic growth can secure higher social and environmental standards. 

The National Planning Policy Framework sets out core planning principles; sustainable economic development should be supported to deliver thriving places. Needs of areas should be identified and met with a positive approach taken towards opportunities for growth.

Policy 1 of the NPPF Building a Strong, Competitive Economy sets out the national commitment to securing economic growth to create jobs and prosperity. Planning should support and encourage sustainable economic growth. To achieve this there must be a proactive approach to meeting needs. 

Policy 2 of the NPPF Ensuring the Viability of Town Centres states that town centres are the heart of communities and their viability and vitality should be supported. Planning should promote competitive town centres which provide choice and a diverse retail offer. East Midlands Regional Plan Policy 22 also promotes the vitality and viability of town centres. 

Policies 12 and 16 of the North Northamptonshire Core Spatial Strategy are also relevant to this approval of condition application. Policy 12 states that town centres at the growth towns will be strengthened and regenerated as the focus for sustainable communities. The scale of retail development should be appropriate to the role and function of the centre where it is to be located. Proposals will be assessed to ensure that they do not have an adverse impact on the vitality and viability of town centres.  

Policy 16 of the CSS sets out principles for the Sustainable Urban Extensions and states that the masterplans for these developments should make provision for an appropriate level of retail, leisure, social, cultural, community and health facilities that meet local needs but do not compete with the town centre.
Policy Principle 6 of the East Kettering Strategic Design SPD sets out design principles for the district centres. These should develop at a scale that complements Kettering town centre as part of a hierarchy of facilities.

4.5.2 Consultation

No responses have been received. 

4.5.3 Key Proposals
Condition 28 states that:

“Prior to the submission of the Design Code (Condition 7) a Retail Strategy for the District Centre and Local Centres 1, 2 and 3 as shown on the Strategic Masterplan Drawing No. BBD005/105 Rev A (received 2 Feb 2009) shall be submitted to and approved by the local planning authority.  The Retail Strategy shall be in accordance with the conclusions of a Retail Impact Assessment and shall set out and justify a programme of delivery for the retail floorspace at each centre and how the total net floorspace of each Class A use detailed in the Revised Land Use Schedule (received 21 August 2009) will be divided into individual units.  The development shall not be carried out other than in accordance with the approved strategy.” 

The outline planning permission approved the amount of ‘A’ uses across the development - A1 retail (convenience and comparison shopping), A2 financial and professional, A3 restaurants and cafes, A4 drinking establishments and A5 hot food takeaways. These uses are to be located at the district centres and the three local centres. 

The approved Land Use Schedule sets the maximum floorspace for uses at the district and local centres. Outline planning conditions refine this and set minimum and maximum parameters for A1, 3, 4 and 5 floorspace. This is to ensure that the approved development does not have a detrimental impact on Kettering town centre and to secure an appropriate scale of facilities which meets needs and provides choice. It is also recognised that the division of units contributes to place-making and creating diverse, attractive and lively spaces.  

At the district centres a minimum 4500 square metres (sqm) and a maximum 5400 sqm (total) of A1, A3, A4 and A5 uses is approved (outline condition 16). The final amount of each use will be determined at the reserved matters stage. Whatever final split is taken forward, there shall be no more than 2100 sqm convenience, 3000 comparison, 250 sqm specialist A1 retail (e.g. pharmacy/post office) and 800 sqm split between A3, 4 and 5 uses. The maximum A2 allowance is 2000 sqm. 

A maximum of 600 sqm of A1, 3, 4 and 5 can be provided at local centres 1 and 2 whilst the maximum allowed for at local centre 3 is 500 sqm. Of this total 1100 sqm, no more than 700 sqm will be devoted to A3, 4 and 5 uses. At each of the local centres there must be a minimum of 100 sqm convenience retail provided with the maximum across the three not exceeding 400 sqm. No A2 has been permitted at the local centres. 

With regard to timing, the district centre will be delivered in Phase 1 (1750 dwellings), local centre 3 will be in phase 2 (2700 dwellings) and local centres 1 and 2 will be completed in phase 3 (5500 dwellings). 

The purpose of the retail strategy and setting parameters for unit sizes is two-fold. Firstly it is to ensure that these do not have an adverse impact on the vitality and viability of Kettering Town Centre or other centres and secondly to ensure it meets the needs of the new community, delivers sufficient choice and helps to create and shape a sustainable place. 

The strategy has been informed by a Retail Impact Assessment (RIA). The purpose of a Retail Impact Assessment is to determine the effects of new or proposed retail development on existing shopping centres.  The effects are usually regarded in terms of their economic impact on the level of trade in shopping centres but there can also be social and environmental impacts.

The RIA in this case assesses the impact of baseline and upper levels of retail on existing retail facilities in Kettering and other surrounding centres. This considers both convenience and comparison retail. The baseline takes into account the maximum floorspaces that were approved at outline whilst the upper level scenarios consider a greater floorspace in order to test a worst case scenario. No RIA is undertaken for other ‘A’ use classes; the scale of these uses will only be expected to draw trade from the East Kettering development and will meet the needs of the new community. This is considered to be an acceptable assumption given the scale of these uses and the size of the development. 

4.5.4 Planning Considerations
General Approach & Unit Parameters

The strategy sets out parameters (minimum and maximums) for the size of ‘A’ units across the development. This is considered to be a reasonable approach. A key determining factor will be the market and this is likely to drive forward the final mix and split. It is paramount at this early stage to ensure that parameters are set which will protect existing centres, including Kettering town centre, and will contribute to the delivery of a sustainable community at East Kettering. 

A1 Retail Unit Parameters
District Centre – Convenience 

The proposed approach is to have a single convenience store within the district centre. This would act as an anchor store and would serve as the main attraction in this location. The 2100sqm is therefore proposed as a single foodstore. This is smaller than many of the existing food shopping facilities in Kettering (approximately two thirds the size of the existing Sainsbury’s store in Kettering town centre). The size of the proposed store is likely to be attractive to one of the four big retailers (Asda, Morrison's, Tesco and Sainsbury’s) who currently have stores of a similar scale. Market demand is likely to be favourable however should there be no market interest it is proposed that the space be divided into two units, each approximately 1050 sqm. 

It has been assumed that the proposed store at East Kettering would compete with existing foodstores as it will offer an alternative destination for main/weekly food shopping trips. Any trade diversion from smaller retailers which cater for top-up/basket shopping will experience relatively low levels of trade diversion. The RIA has looked at the potential impacts of progressing with a single foodstore option. This takes account of the impacts on existing convenience stores including large foodstores within Kettering. Trade diversion from these stores has been assessed and the effects of this on their trading and viability determined. The assessment has also taken into account levels of floorspace capacity.

The greatest impacts as anticipated are on existing large foodstores including Tesco, Sainsbury’s, Morrison's and Asda in Kettering and Sainsbury’s at Burton Latimer. The trading performance of stores is an important consideration in the assessment of impact, as overtrading can be a sign of need for additional retail floorspace. All of the stores identified above, with the exception of Adsa, were overtrading compared with benchmark turnovers in 2010. Tesco and the two Sainsbury’s stores are likely to continue this pattern of overtrading following the development of retail floorspace at East Kettering. 

Morrison’s will trade at approximately 5% under their benchmark over the short-term. This however still represents a strong trading performance and would not compromise the viability of the store. The Asda store was acquired from the Co-Operative. Investment in the store in future years is likely to improve its trading performance which will help to limit any impacts. 

Crucially, existing stores will continue to trade healthily.

The provision of a single store has some benefits which have been outlined within the retail strategy and are accepted having considered the findings of the RIA.

· The size of store proposed would allow the main food shopping needs of many residents within the development to be met. This would allow residents to complete food shopping trips without having to travel outside East Kettering. Sustainable shopping patterns would be promoted. 

· It would help to meet the shopping needs of existing residents on the eastern side of the town (the strategy demonstrates that this side of the town is currently poorly represented in this regard). 

· It would help to reduce the overtrading of existing foodstores in Kettering. 

It is considered that a single A1 convenience store would not have a detrimental impact on Kettering town centre or other centres. It would also meet needs of new and some existing residents and would provide an anchor store to attract other retailers/commercial uses. 

The option to split this into two units, should there be no market interest in one larger store, is considered to be an appropriate strategy and one which would not have an adverse impact on existing shopping facilities.  

District Centre – Comparison  

3000 sqm of comparison retail was permitted at the outline planning stage. The following split of units is proposed:
	Type of Unit


	Large Units
	Medium Units
	Small Units
	Kiosk Units
	Total

	Size of Units (sqm)


	500 sqm
	250 sqm
	110 sqm
	15 sqm
	-



	Number of Units


	2
	6
	4
	4
	16 (including kiosk units)

	Sub-Total


	1000 sqm
	1500 sqm 
	440 sqm
	60 sqm
	3000 sqm


No single unit will have a floorspace of more than 500 sqm. Only two units of this size are proposed with the majority being smaller units that would be capable of being subdivided should market demand exist. A mix of unit sizes is welcomed. The creation of both small and kiosk units would allow local and independent retailers the opportunity to locate within the district centre. The design of units will need to be flexible to allow units to trade as small businesses or as pop-up/temporary shops in response to market demands. A flexible design is also important to ensuring long-term viability. 

The RIA has assessed the impact of comparison floorspace at East Kettering on Kettering town centre and other centres/shopping destinations. Capacity and available expenditure together with trade diversion has been considered. Trade diversion from principal shopping destinations in Kettering has been considered as part of this assessment. 

The principal destinations of trade diversion are all within Kettering and are the town centre, Northfield Avenue Retail Park, Kettering Retail Park, Tesco and Venture Retail Park. There will be no significant adverse impact on Kettering town centre due to (1) the trade draw from the town centre being small relative to the total turnover of the centre and (2) the turnover of the comparison floorspace at East Kettering being limited relative to comparison goods expenditure growth 2010-2021. It is anticipated that the turnover of retailers in the town centre will increase following the completion of the development. The limited levels of trade diversion and the increases in the amount of spending available will ensure that the development at East Kettering does not impact upon planned investment within its town centre. The size and mix of units highlighted above will also help to ensure a diverse offer is delivered which will serve local needs rather than seek to compete with the town centre. The role and function of the district centre and its target market will be different to that of the town centre (particularly given that comparison units at East Kettering will be predominately 250 sqm or less). The trading performance of the other destinations identified above will not be detrimentally affected by the development. 

The total amount of comparison retail has been tested within the RIA and will not have an adverse impact on the town centre or other centres. The size of units, the numbers proposed and the likely requirements of retailers all help to ensure that the type of comparison located at the district centre will complement rather than compete with the town centre. The mix of units proposed above will also facilitate a diverse uptake and more choice for the community. 
Local Centres

The level of A1 permitted at the local centres is relatively low. It is likely that this will be delivered as one convenience unit. No comparison goods floorspace is permitted at the Local Centres. 

Other Unit Size Parameters

With regard to A3, 4 and 5 uses at the district centre, a mix of unit sizes is recommended with no single unit occupying more than 150 sqm. To encourage diversity and a good mix of uses there will be no more than two A5 units at the district centre. This strategy is considered appropriate. It will be important at the reserved matters stage to ensure that the design and final split delivers a range of uses which benefit the day and evening economy and help to create an active centre, full of vitality.  

At the local centres two to three units are to be devoted to A3, 4 or 5 uses. No more than one unit will be devoted to an A5 use, again to develop a diverse range of facilities and services at these centres.  This is considered to be a good strategy for the A3, 4 and 5 uses.  

There are no parameters currently set for the A2 floorspace. This will provide a range of financial and professional services e.g. banks and estate agents. The units are likely to be small-scale as per the comparison shopping split set out above. 
Timing

The programme of delivery for the district and local centre and details relating to the timing of completion of units will come forward later and is covered by other outline planning conditions. The broad phasing was agreed at the outline stage; the District Centre will be delivered in Phase 1, Local Centre 3 in Phase 2 and Local Centres 1 and 2 in Phase 3. 

4.5.5 Conclusions

The Retail Strategy, which is supported by a Retail Impact Assessment, identifies unit size parameters for the ‘A’ uses at the district and local centres. It has been demonstrated that the strategy and proposed parameters will not have a detrimental impact on Kettering town centre or, any other centre or shopping destination. A diverse retail offer will be developed at East Kettering which will meet the needs of the new community, provide choice and encourage sustainable shopping patterns. A strong commercial centre will be developed within the urban extension but will this not compromise the role, viability or vitality of Kettering town centre or planned investment coming forward in this centre. The strategy will also contribute to creating a development that has lively, interesting and attractive spaces. The strategy will ultimately contribute to the creation of a sustainable community.  A few minor amendments (e.g. inclusion of an A2 split of units) are considered to be needed however these will not alter the assessment or conclusions this report. 
4.5.6. Recommendation

Officers recommend that subject to minor amendment the strategy be approved and condition 28 be discharged. It is recommended that the discharge of the condition is delegated to officers. 
5. Resources
None. 

6. Conclusions

This report sets out the details and recommendations for five conditions which have been submitted relating to archaeology, green infrastructure, open space, low zero carbon and retail elements of the East Kettering urban extension. Details submitted in relation to archaeology, green infrastructure, open space are considered to be acceptable and it is recommended that these conditions be discharged. It is recommended that subject to minor amendments the LZC and retail strategies will be acceptable. The discharge of those conditions should be delegated to officers.  
7. Appendices

Archaeology
Appendix 4.1A
· Proposed Evaluation Trenches Phase A
· Proposed Evaluation Trenches Phase B

Green Infrastructure

Appendix 4.2A

· GI Network Plan 

Appendix 4.2 B 

· Green Infrastructure Phasing Plan 1 

· Green Infrastructure Phasing Plan 2 

· Green Infrastructure Phasing Plan 3 

Open Space
Appendix 4.3 A
· Open Space Character Areas Plan
LZC
· Low or Zero Carbon Feasibility Study 

Retail

None
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