Extra-Ordinary Planning Committee Report — 3 October 2019

eSwale

The Manager
/O Mr Paul Shar‘pe BOROUGH COUNCIL
24 Beach Lea
Blunsdon
Swindon
Wilts
SN26 TDE
22 December 2017
APPLICANT: The Manager
DEVELOPMENT TYPE: Large Maj Dwellings
APPLICATION REFERENCE: 14/501588/0UT
PROPOSAL: Hybrid application (part outline, part approval of detail)
consisting of:
Outline application for the development of 550-600
houses and all necessary supporting infrastructure
including roads, open space, play areas,
neighbourhood shopping/community facilities (up to
650 sq m gross) and landscaping. All detailed matters
are reserved for subsequent approval except (i)
vehicular access to A2 Fox Hill; (i) emergency access
to Peel Drive; (iii) landscape buffer between housing
and countryside gap and (iv) layout, planting,
biodiversity enhancement and management of
countryside gap, as amended by drawings
5257/I0PA/SK001 Rev J {new red line plan), D119/52
(Swanstree Avenue Plan) and D119/53 (junction layout
plan).
ADDRESS: Land At Stones Farm The Street Bapchild Kent MES

9AD

MKPS — Working in Partnership with: Swale Borough Council

Please Note: All planning related comespondence for SBC should be sent fo:

Mid Kent Planning Support, Maidsione House, King Streef, Maidstone ME15 6JQ
Email: planningsupport@midkent.gov.uk

Access planning services online at- www swale gov.uk or submit an application via

www_planningportal.gov.uk
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The Council hereby GRANTS OUTLINE planning permission subject to the following

Condition(s):

(n Details relating to the appearance, landscaping, layout and scale (the reserved matters)
of the proposed buildings within the approved housing area of the site shall be submitted
to and approved by the Local Flanning Authonty in accordance with the approved
indicative phasing plan 5257 [ OPA / SK 007 Rev H before any development is

commenced within that phase of development.

Reason: In pursuance of Section 92 of the Town and Country Planning Act 1990 as

amended by the Planning and Compulsory Purchase Act 2004.

(2) Application for approval of reserved matters referred to in Condition (1) above must be
made not later than the expiration of five years beginning with the date of the grant of

outline planning permission.

Reason: In pursuance of Section 92 of the Town and Country Planning Act 1990 as

amended by the Planning and Compulsory Purchase Act 2004.

(2 The development to which this permission relates must be begun not later than the
expiration of two years from the final approval of the reserved matters or, in the case of
approval on different dates, the final approval of the last such matter to be approved.

Reason: In pursuance of Section 92 of the Town and Country Planning Act 1990 as

amended by the Planning and Compulsory Purchase Act 2004.

4) The areas shown for development as a countryside gap, landscape buffer and detention
basin on the approved drawings as listed in condition (5) below, and all landscape
planting so shown, shall be implemented in conjunction and in parallel with the
censtruction of the first phase of housing development and shall be in place and ready
for their intended purpose before occupation of the 200th dwelling on the site. These
areas shall thereafter be reserved as public open space and no permanent development
whether permitted by The Town and Country Planning (General Permitted Development)
(England) Order 2015 or not shall be camed out in the areas so shown without the prior

written approval of the Local Planning Authorty.

Reason: In accordance with the terms of the application and to ensure that these areas
are made available in the interests of the residential amenities and wildlife interests of

the area.

5) The landscape buffer, design of detention basin, layout of the countryside gap,
landscape planting and access arrangements for the site shall be camied out in

accordance with the following approved drawings:

D119/40 Rev F, D119/45 Rev A, D119/47 Rev C, D119/52, D119/53, 1930_DR_100 Rev
B, 1930_DR_007 Rev J, 1930_DR_011 Rev H, 1930_DR_012 Rev H, 1930_DR_013
Rev H, T930_DR_014 Rev H, 1930 DR_015 Rev H, 1930_DR_016 Rev H,

1930_DR_017 Rev H, and 1930_DR_018 Rev H,
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Reason: For the avoidance of doubt and in the interests of proper planning.

(8) The details submitted pursuant to condition (1) above shall provide full details of how the
residential part of the development will meet the principles of "Secured by Design’. The
development shall be implemented in accordance with the approved details.

Reason: In the interests of public amenity and safety.

(7) The details submitted in pursuance of condition (1) above shall accord generally with the
provisions of the adopted Stones Farm Development Brief Supplementary Planning
Document dated 11 May 2011 and the Design and Access Statement (Revision C) dated
August 2017. Proposals shall incorporate the subdivision of the site into Character Areas
generally as shown in Section 5 of the Design and Access Statement and for each
Character Area the details shall incorporate the design principles set out in the Summary
Table of Design Principles for each Character Area, including that part related to the

facilities for wheelie bin storage.

Reason: In the interests of promoting a consistent quality of development, sustainable

development and of visual and landscape amenity.

() The details submitted pursuant to cendition (1) above shall include cross-sectional
drawings through the site, of the existing and proposed site levels. The development
shall then be completed strictly in accordance with the approved levels.

Reason: In order to secure a satisfactory form of development having regard to the

nature of the site.

9 Prior to the commencement of the development hereby approved, full details of the
method of disposal of foul water shall be submitted to and approved by the Local
Planning Authority. The approved details shall be implemented before the first use of the

development hereby permitted.

Reason: In order to prevent pollution of water supplies and in order to prevent localised
floeding; and to ensure that these details are approved before works commence.

(10) Mo development shall take place until the applicant, or their agents or successors in title,

has secured the implementation of

i Archaeological field evaluation works in accordance with a specification and
written timetable which has been submitted to and approved by the Local

Planning Authority; and

i Following on from the evaluation, any safeguarding measures to ensure
preservation in situ of important archaeoclogical remains andfor further
archaeological investigation and recording in accordance with a specification and
timetable which has been submitted to and approved by the Local Planning

Authority.
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(11)

(12)

(13)

Reason: To ensure approprate assessment of the archasological implications of any
development proposals and the subsequent mitigafion of adverse impacts through
preservation in situ or by record; and to ensure that these details are approved before
works commence.

MNo development shall take place (including any demeolition, ground works, site
clearance) until a method statement for ecological mitigation, including (but not
necessarily limited to) reptiles, invertebrates, bats, nesting birds and, if retained, the
protection of the badger sett within the site has been submitted to and approved in
'-'UI;I:ITIT’;I I:Ehg,r the Local Planning Authonty. The content of the method statement shall
include the:

a)

b)

c)

d)

e)

Purpose and objectives for the proposed works, demonstrating that the mitigation
hierarchy has been followed;

Detailed design(s) and/or working method|(s) necessary to achieve stated
objectives, informed by detailed, reptile and badger surveys carried out in
accordance with good practice guidelines;

Extent and location of proposed works (including identification of receptor sites)
shown on appropriate scale maps and plans;

Timetable for implementation, demonstrating that works are aligned with the
proposed phasing of construction;

Persons responsible for implementing the works, including times when specialist
ecologists need to be present on site to oversee works.

The works shall be carried out strictly in accordance with the approved details and shall
be retained in that manner thereafter.

Reasons: In the interests of conserving protected species; and to ensure that these
details are approved before works commence.

Mo development shall take place until details have been submitted to, and approved in
writing by the Local Planning Authonty, which set out what measures will be taken to
ensure that the development incorporates sustainable construction technigues such as
rainwater harvesting, water conservation, energy efficiency and, where appropniate, the
use of local building matenals; and provisions for the production of renewable energy
such as wind power, or solar thermal or solar photo voltaic installations. Upon approval,
the details shall be incorporated into the development as approved.

Reason: In the interest of promoting energy efficiency and sustainable development; and
to ensure that these details are approved before works commence.

The details submitted pursuant to condition (1) shall include infrastructure - including
ducting - to provide each dwelling with a broadband connection. The development shall
then be implemented in accordance with the approved details.

Reason: In the interests of ensunng that each dwelling benefits from a broadband
network connection.
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(14)  Adequate underground ducts shall be installed before any of the bulldings hereby
permitted are occupied to enable telephone services and electrical services to be
connected to any premises within the application site without resource to the erection of
distribution poles and overhead lines, and notwithstanding the provisions of Article 3 of
The Town and Country Planning (General Permitied Development) (England) Crder
2015 (as amended) no distribution pole or overhead line shall be erected other than with
the express consent of the Local Planning Authonty.

Reason: In the interests of the amenities of the area.

(15)  Before any part or agreed phase of the development is occupied, all remediation works
identified in the contaminated land assessment and approved by the Local Planning
Authority shall be carried out in full {or in phases as agreed in writing by the Local
Planning Authority) on site under a quality assured scheme to demoenstrate compliance
with the proposed methodology and best practice guidance. If, during the works,
centamination is encountered which has not previously been identified, then the
additional contamination shall be fully assessed and an appropriate remediation scheme
agreed with the Local Planning Authonty.

Reason: To protect groundwater; and to ensure that these details are approved before
works commence.

(168)  Upon completion of the works identified in the contaminated land assessment, and
before any part or agreed phase of the development is occupied, a closure report shall
be submitted which shall include details of the proposed remediation works with quality
assurance certificates to show that the works have been carried out in accordance with
the approved methodology. Details of any post-remediation sampling and analysis to
show the site has reached the required clean-up criteria shall be included in the closure
report together with the necessary documentation detailing what waste materials have
been removed from the site.

Reason: To ensure any contaminated land is adequately dealt with.

(17)  Piling or any other foundation designs using penetrative methods shall not be permitted
other than with the express written consent of the local planning authority, which may be
given for those parts of the site where it has been demonstrated that there is no resultant
unacceptable nsk to groundwater. The development shall be camied out in accordance
with the approved details.

Reason: To protect groundwater quality.

(18) Mo infiltration of surface water drainage into the ground at the site is permitted other than
with the express written consent of the local planning authority, which may be given for
those parts of the site where it has been demonstrated that there is no resultant
unacceptable nsk to controlled waters. The development shall be carmed out in
accordance with the approval details.

Reason: To protect groundwater quality.
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(19) Mo development shall take place until a programme for the suppression of dust during
the construction of the development has been submitted to and approved by the Local
Planning Authority. The measures shall be employed throughout the perod of demolition
and construction unless any vanation has been approved by the Local Planning
Authonty

Reason: In the interests of residential amenity; and to ensure that these details are
approved before works commence.

(20)  As an initial operation on site, adequate precautions shall be taken during the progress
of the works to prevent the deposit of mud and similar substances on the public highway
in accordance with proposals to be submitted to, and agreed in writing by the Local
Planning Authority. The agreed details shall then be retained throughout the
development.

Reason: In the interests of amenity and road safety.

(21)  Prior to the works in any phase of the development commencing on site, details of
parking for site personnel / operatives { visitors for that phase of the development shall
be submitted to and approved by the Local Planning Authority. Such off-street facilities
shall first be provided and retained throughout the construction of the development. The
approved parking shall be provided prior to the commencement of the the relevant
phase of the development. No construction traffic shall park on the area intended as the
landscape buffer, countryside gap or detention basin for operations supporting the
censtruction of any housing after the landscape buffer/countryside gap/detention basin
area shave been laid out and landscaped.

Reason: To ensure provision of adequate off-street parking for vehicles in the interests
of highway safety and to protect the amenities of local residents; and to ensure that
these details are approved before works commence.

(22)  During construction provision shall be made on the site to accommedate operatives” and
construction vehicles loading, off-loading or turning on the site within the area intended
for house building. No construction traffic shall use the area intended as the landscape
buffer, countryside gap or detention basin for operations supporting the construction of
any housing after the landscape buffer/countryside gap/detention basin area shave bean
laid out and landscaped.

Reason: To ensure that vehicles can be parked or manceuvred off the highway in the
interests of highway safety.

(23)  The details submitted in pursuance of reserved matters shall show adequate land,
reserved for parking or garaging in accordance with the Approved County Parking
Standards and, upon approval of the details this area shall be provided, surfaced and
drained to the safisfaction of the Local Planning Authonty before any building is occupied
and shall be retained for the use of the occupiers of, and visitors to, the premises.
Thereafter, no permanent development, whether or not permitted by the Town and
Country Planning {General Permitted Development) (England) Order 2015 (or any Order
revoking and re-enacting that Order), shall be camed out on the land so shown or in
such a position as to preclude vehicular access to the reserved vehicle parking area.
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Reason: Development without provision of adequate accommodation for the parking and
turning of vehicles is likely to lead to parking inconvenient to other road users and be

detimental to highway safety and amenity.

(24)  No dwelling shall be occupied until space has been laid out within the site in accordance
with details to be submitted to and approved in writing by the Local Planning Authority

for cycles to be securely sheltered and stored.

Reason: To ensure the provision and retention of adequate off-street parking facilities for
cycles in the interests of sustainable development and promoting cycle visits.

(25)  The proposed estate roads, footways, footpaths, verges, junctions, street lighting,
sewers, drains, retaining walls, service routes, surface water outfall, vehicle overhang
margins, embankments, visibility splays, accesses, camageway gradients, drive
gradients, car parking and street furniture shall be constructed and laid out in
accordance with details to be submitted and approved by the Local Planning Authority in
writing before their construction begins. For this purpose, plans and sections, indicating
as appropriate, the design, layout, levels, gradients, matenals and method of

construction shall be submitted to the Local Planning Authonity.

Reason: Te ensure that the roads are laid out and constructed in a satisfactory manner.
(26) Before the first occupation of any dwelling the following works between that dwelling and

the adopted highway shall be completed as follows:

(A)  Footways and/or footpaths shall be completed, with the exception of the

Wearing course;

(B)  Camiageways completed, with the exception of the wearing course, including
the provision of a turning facility beyond the dwelling together with related:

(1) Highway drainage, including off-site works,
(2) Junction visibility splays,

(3) Street lighting, street nameplates and highway structures if any.

Reason: In the interests of highway safety.

(27} Mo clearance of the site shall take place in the months March to August inclusive, this

being the breeding season for birds.

Reason: In the interests of biodiversity.

(28)  MNo impact pile driving in connection with the construction of the development shall take
place on the site on any Saturday, Sunday or Bank Holiday, nor any other day except

between the following times:-

Monday to Friday 0900-1700 hours unless in association with an emergency or with the

written approval of the Local Planning Authonty.

Reason: In the interests of residential amenity.
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(29)  No works or ancillary operations in connection with the development shall take place on
any Sunday or Bank Holiday, nor on any other day except between the following times:-
Monday to Friday 0730 - 1900 hours, Saturdays 0730 - 1300 hours unless in association
with an emergency or with the prior wntten approval of the Local Planning Authority.
Deliveries to the site and removal of plant, equipment, machinery and waste from the
site must only take place within the permitted hours detailed above.

Reason: In the interests of residential amenity.

(30)  Upon completion of the approved landscaping planting, any trees or shrubs that are
removed, dying, being severely damaged or becoming seriously diseased within five
years of planting shall be replaced with trees or shrubs of such size and species as may
be agreed in writing with the Local Planning Authority, and within whatever planting
5eason is agreed.

Reason: In the interests of the visual amenities of the area.

(21)  Prior to the first occupation of the first dwelling on the development alterations to the
traffic signal detector loops at the Swanstree Avenue junction, generally as shown on
drawing D119/52 shall be installed and completed.

Reason: In the interests of highway safety and convenience

Informative(s):

(1) Please note that there is an Agreement under Section 106 of the Town and Country
Planning Act 1990 relating to this development.

Please note you must comply with all the conditions attached to this permission. Otherwise the
permission may not be valid and any development may be unauthorised.

The Council’s approach to this application:

In accordance with paragraphs 186 and 187 of the Mational Planning Policy Framework (NPPF),
the Council takes a positive and proachive approach to development proposals focused on
solutions. We work with applicantsfagents in a positive and proactive manner by:

Offering pre-application advice.

Where possible, suggesting solutions to secure a successful outcome.
As appropriate, updating applicants/agents of any issues that may anse in the processing of
their application.

In this instance the application was considered to be fundamentally acceptable and in

accordance with the provisions of the Development Plan and the NPPF, and a Saction 106
Agreement was intended to provide safeguards not possible under planning conditions.
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The application was considered by the Planning Committee where the applicant/agent had the
opportunity to speak to the Committee and promote the application.

James Freeman
Head of Planning Services
Swrale Berough Council

IMPORTANT - YOUR ATTENTION IS DRAWN TO THE ATTACHED NOTES
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NOTIFICATION TO APPLICANT FOLLOWING REFUSAL OF PERMISSION OR GRANT OF
PERMISSION SUBJECT TO CONDITIONS

This decision does not give approval or consent that may be required under any act, bylaw,
order or regulation other than Section 57 of the Town and Country Planning Act 1990.

Appeals to the Secretary of State

If you are aggneved by the decision of your local planning authority (LPA) to refuse permission
for the proposed development, or to grant it subject to Conditions, then you can appeal to the
Secretary of State (SoS) under Section 78 of the Town and Country Planning Act 1990. Please
see “Development Type” on page 1 of the decision notice to identify which type of appeal
is relevant.

+ If this is a decision on a planning application relating to the same or substantially the
same land and development as is already the subject of an enforcement notice and if
you want to appeal against the LPAs decision on your application, then you must do so
within 28 days of the date of this notice.

* [f an enforcement notice is served relating to the same or substantially the same land
and development as in your application and if you want to appeal against the LPA's
decision on your application, then you must do so within 28 days of the date of service
of the enforcement notice, or within 6 months [12 weeks in the case of a householder
or minor commercial application decision] of the date of this notice, whichever period
expires earlier.

» [f this is a decision to refuse planning permission for a Householder application or a
Minor Commercial application and you want to appeal the LPA’s decision, or any of the
conditions imposed, then you must do so within 12 weeks of the date of this notice.

+ In all other cases, you will need to submit your appeal against the LPA's decision, or any
of the conditions imposed, within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at Temple
Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN or online at

www.planningportal.gov.ukipes.

The SoS can allow a longer period for giving notice of an appeal but will not nomally be
prepared to use this power unless there are special circumstances which excuse the delay in
giving notice of appeal.

The SoS need not consider an appeal if it seems to the SoS that the LPA could not have
granted planning permission for the proposed development or could not have granted it without
the conditions they imposed, having regard to the statutory requirements, to the provisions of
any development order and to any directions given under a development order.
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