Planning Committee Report — 10 March 2016 DEF ITEM 2

DEF ITEM 2 REFERENCE NO - 15/508025/REM

APPLICATION PROPOSAL

Approval of Reserved Matters for residential redevelopment of 142 dwellings together with
access roads, footpaths, drainage, associated car/bicycle parking provision, groundwork's,
landscaping, open space and infrastructure (all matters being sought except access).

ADDRESS Former HBC Engineering Site Power Station Road Minster-on-sea Kent ME12 3AB

RECOMMENDATION - Approve.

SUMMARY OF REASONS FOR RECOMMENDATION

Proposed layout, design, scale and landscaping are considered acceptable. Amended
landscaping plan (received 26 February 2016) enhances tree and shrub planting across the
development.

REASON FOR REFERRAL TO COMMITTEE
Deferred from 11 February meeting. Parish Council and local objections.

WARD Minster Cliffs PARISH/TOWN COUNCIL | APPLICANT Persimmon
Minster On Sea Homes South East & TBH
(Sheerness) Ltd
AGENT Victoria Swift
DECISION DUE DATE PUBLICITY EXPIRY DATE OFFICER SITE VISIT DATE
04/01/16 04/01/16 Various

RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining
sites):

App No Proposal Decision | Date

14/500561 Outline Planning permission (all matters except | Approved | 10.03.2015
access reserved) - Residential redevelopment
with provision of associated vehicular and
pedestrian access, open space, drainage and
services. The decision notice is appended.

The development would amount to the provision of new residential dwellings within the defined
built up area boundary, on a site identified by the SHLAA for residential development, and in a
sustainable location, without giving rise to any serious amenity concerns. As such the proposal
was considered to be in accordance with adopted local and national policies.

SW/11/0915 Redevelopment of site to provide retail | Refused 2012
supermarket (Class Al) and petrol filling
station.

Planning permission was refused due to the cumulative negative impact of retail development
on both this site and at Neats Court upon the viability, vitality and primary retail function of
Sheerness town centre.

MAIN REPORT
1.0 BACKGROUND

1.01 Members will recall this application from the 11 February meeting, where it was
deferred for further exploration as to the suitability of the landscaping scheme, and
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for comment from the applicant as to why they were not offering the roads, open
spaces or site drainage for formal adoption.

1.02 The (draft) minutes of the meeting (appended) state:

“Councillor Mike Henderson moved the following motion: That the application
be deferred and officers seek to improve landscaping details.

This was seconded by Councillor Mike Baldock.

Members spoke on the new motion. There was concern with the scattered
landscaping which would be difficult to maintain.

Members also requested that the applicant provide a statement on its
approach to maintaining the unadopted roads and sewerage system.”

1.03 Members should note appendix 1, which is a statement from the applicant in regards
to the management company approach (further discussed at section 10).

2.0 DESCRIPTION OF SITE

2.01 See original report (appended).

3.0 PROPOSAL

3.01 The scheme is fully detailed at section 2.0 of the original report (appended) and, as
detailed at section 9.0 of that report, officers consider it to be acceptable in all
respects.

4.0 PLANNING CONSTRAINTS

4.01 See original report (appended).

5.0 POLICY AND OTHER CONSIDERATIONS

5.01 The policy context for the development is fully explored within the original report,
which is attached as an appendix to this item.

5.02 Nevertheless members may wish to note policy H2 of the adopted Swale Borough
Local Plan 2008, which seeks to provide housing within the built up areas of the
Borough, and on previously developed land, in preference to the release of fresh
sites elsewhere.

5.03 Members may also care to note that the development contributes 142 dwellings to
the Council’s five-year housing supply shortfall, and will consequently decrease
pressure to approve schemes on potentially less suitable sites.

6.0 LOCAL REPRESENTATIONS

6.01 No further representations have been received since the last meeting. The
representations received are addressed within the original report (appended).
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7.0 CONSULTATIONS

7.01 The Kent County Council Flood Risk Officer raised questions in regards to surface
water management across the site. Additional information was submitted by the
applicant to clarify the reasoning and methodology, but no further response has been
received from KCC.

7.02 Southern Water (SW) have no objections to the development further to the
submission of a network capacity check, which indicates that the development will be
connected to the sewer network to the north of the site — where there is sufficient
capacity — and not the network to the south of the site, which serves the existing
estate.

7.03 Kent Highways & Transportation have no objection further to receipt of amended
drawings showing minor amendments to the length / position of a small number of
parking spaces.

8.0 BACKGROUND PAPERS AND PLANS

8.01 As noted above: outline planning permission was granted by decision notice dated 10
March 2015 for the erection of up to 142 dwellings and associated parking, open
space, and landscaping under application reference 14/500561.

8.02 The current application is accompanied by a full suite of drawings, design & access
statement, planning statement, a contamination assessment, and a phase |l
contamination survey.

9.0 APPRAISAL

9.01 As noted within the original report the principle of development, layout, scale, design
of the proposed units and parking provision are all considered to be acceptable
subject to the conditions noted below. The applicant significantly changed the
scheme further to comments from officers and the amended drawings are considered
to show a scheme that would be a positive enhancement to the street scene and the
wider area.

9.02 Members voted to defer the application for further consideration of the landscaping
scheme, and for comment on why the open spaces, highways and drainage were not
being offered for adoption. The draft minutes are noted at section 1.02 above.

Landscaping

9.03 As detailed in the original report: a substantial landscaping scheme is proposed,
which will help to soften views of the development from Power Station Road. The
layout of the frontage buildings has also been amended (at officer’s request) to have
the majority of the properties facing towards Power Station Road to ensure that
landscaping can be provided adjacent to the highway rather than rear garden walls /
fences.

9.04 The landscaping scheme has been produced by Lloyd-Bore, who are respected
landscape architects, and who have designed schemes on many local developments
within recent years. An amended landscaping plan has been submitted since the
previous meeting to enhance the landscaping, and provide additional tree and shrub
planting beyond that which was originally proposed. The planting scheme includes
native trees (“Extra Heavy Standard” size — which is 16-18cm girth) such as field
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maple, horse chestnut, alder, and beech to be planted within public areas and rear
gardens; shrubs including laurel, roses, geranium, and lavender also to be planted
within public areas and rear gardens; and wild flower / meadow planting along the
northern boundary to include yarrow, cowslip, buttercups and sorrel, amongst others.

9.05 There is a substantial planting strip along the western boundary to provide a “wildlife
corridor” from the front to the rear of the site, linking the existing public open space
on the opposite side of Power Station Road to the wildflower meadow / SUDS area
along the northern site boundary and the biodiversity designation beyond that to the
north.

9.06 Prior to the last meeting the applicant also amended the scheme to include a black
metal estate rail along the eastern half of the frontage boundary (to the south of plots
104 to 112), which will be planted with Extra Heavy Standard trees on the inner
boundary to provide a robust and attractive landscaped border and prevent vehicles
crossing the boundary and damaging the verge.

9.07 Taking the above into account, and in conjunction with the site layout which provides
generous front and rear gardens and a sensible open space layout, | consider that
the amended / enhanced landscaping scheme will result in an attractive development
that will enhance the appearance of the area and provide significant opportunities for
wildlife and biodiversity enhancement (especially compared to the current condition
of the site).

9.08 | do not consider that the Council would have any likelihood of success at appeal if
the application were to be refused on landscaping grounds.

9.09 The developer has stated that the landscaping goes substantially beyond what has
been provided at their other recent developments — including Coleshall Farm in
Iwade, which | have visited on several occasions and consider to be an attractive
development (albeit that some areas of landscaping are still bedding in). They have
also provided a schedule of the maintenance tasks that will be carried out by the
maintenance company, as detailed at 10.16 below.

Drainage

9.10 | would remind Members that drainage is not a matter to be considered under this
reserved matters application, having been addressed by the conditions attached to
the outline permission (ref. 14/500561). The matter was included in the original
report for information only, due to significant local objection on this point and to
assure Members that the matter was in hand.

9.11 Further to a sewer capacity check (carried out by Southern Water on behalf of the
developer) Southern Water has no objections to foul and surface water drainage for
the development. As noted above (and within the original report) the site will be
connected to the sewer grid situated to the north, which has capacity to serve the
development, and not to the network to the south that serves the existing dwellings
off William Rigby Drive. Condition (2) of the original report has therefore been
removed.

9.12 The applicant also provided further information as to the SUDS being employed
within the development, as requested by the KCC. This information was provided to
the County officers but no further comments have been received. In any instance |
would note that Southern Water has no objection, and the SUDS will be maintained
by the developer through a private management company (further discussed below).
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9.13 | have no serious concerns in regards to drainage within the development, and also
within the surrounding area, and would remind Members that there are no grounds
for refusal on this issue and the matter does not formally fall to be considered here.

Adoption

9.14 There is no legal requirement for any part of the development, including highways,
drainage and open spaces / landscaping, to be offered for adoption. Refusal of
planning permission on such grounds would be unjustified and indefensible at
appeal.

9.15 The developer has stated that they make use of management companies on many of
their developments (including Iwade) and consider it to be a better solution than
formal adoption in many instances. Residents are required to pay a nominal upkeep
charge, and have a legal right to take over ownership of the management company if
they do not consider that their funds are being spent effectively. This provides an
effective feedback and accountability mechanism to ensure that necessary
maintenance takes place as scheduled.

9.16 For clarification, the developer has provided a statement (appended) in regards the
role of the management company:

“All roads, SUDS and communal landscaped areas (including the POS areas)
within the development site will be maintained by a Management Company
(MC) set up on behalf of future residents.

For clarification an MC is established for three specific reasons:

¢ To manage and maintain common areas in a multi-unit development;
e To be legally responsible for the upkeep of communal areas; and
¢ To manage and collect individual owners financial contributions.

The aims/objective of the MC is to promote a sensitive management
approach, which protects and improves the landscape and visual amenity of
the site, provides function to public open spaces and maintains the road
network/SUDS areas.

Whilst under the control of PHSE [Persimmon Homes South East] specialist
maintenance contractors will be appointed to maintain the communal
facilities. ..

The management company approach would ensure what residents paid was
spent on their development area and not dissipated across the whole of
Kent...”

10.0 CONCLUSION

10.01 This application seeks approval of reserved matters relating to scale, design, layout
and landscaping of outline planning permission 14/500561/OUT. | consider the
submitted details to be acceptable and, whilst | note local objections, they largely
amount to concerns regarding the principle of development, which does not fall to be
considered here.
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10.02 The applicant has provided further information in regards to landscaping and
adoption of landscaping, highways and SUDS, as requested by Members at the
previous meeting. | consider these to be acceptable. There is no justification to
refuse the application on such grounds.

10.03 Taking the above into account, and further to the receipt of the amended landscaping
plan, | recommend that Members resolve to approve the reserved matters.

11.0 RECOMMENDATION — GRANT Subiject to the following conditions:

D No development shall take place other than in accordance with the following
approved plans and drawings:

RDL-PLO1 D; RDL-PLO2; 456-ML-PL0O1; RDL-PLO3 B; AN-PLO1 B; AN-PL0O2 A; AN-
PLO3 B; HB-PLO1 A; HB-PLO2 B; CH-PLO1 B; SU-PLO1 C; SU-PL0O2 A; SU-PLO3 B;
SU-PLO4; HAT-PLO1 C; HAT-PLO2; CA-PLO1 A; CA-PL0O2 A; CAC-PLO1 B; CAC-
PLO2 B; LR-PLO1 D; LR-PLO2 B; LR-PL0O3 C; LR-PLO4; KL-PLO1 B; LY-PLO1 B; LY-
PLO2 C; CD-PLO1 C; CD-PL0O2; CB-PLO1 B; 456-SE-PLO1 Rev A; AP-PLO2 Rev C;
AP-PLO1 Rev A; AP-ST-PLO1 A; P1 125_02 Rev B; 456-BTL-PLO4 A; P.1125 04
Rev B; P.1125_01-1-1B and P.1125_01-2- B.

Reasons: For the avoidance of doubt.

2) The scheme of tree planting and landscaping shown on the submitted plans shall be
carried out within 12 months of the completion of the development. Any trees or
shrubs 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.

Reasons: In the interests of the visual amenities of the area and encouraging
wildlife and biodiversity.

The Council's approach to this application:

In accordance with paragraphs 186 and 187 of the National Planning Policy Framework
(NPPF), the Council takes a positive and proactive approach to development proposals
focused on solutions. We work with applicants/agents 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 arise in the processing of
their application.

In this instance the applicant/agent was advised of changes required to the application and
these were agreed. The application was considered by the Planning Committee where the
applicant/agent had the opportunity to speak to the Committee and promote the application.

NB For full details of all papers submitted with this application please refer to the relevant
Public Access pages on the council’'s website.
The conditions set out in the report may be subject to such reasonable change as is
necessary to ensure accuracy and enforceability.
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APPENDIX 1

Estate Management Company (EMC)

Whilst adoption is not a material consideration for the Planning Commiltee to take into
account in determining this application, the members have reguest a stabement from the
developer about how the roads, SUDS and common areas will be maintained after the
development is completad.,

This Statement therefore provides a detailed account of how Persimmaon Homes South East
{PHSE), seaks to maintain the road network, landscaped/POS areas and surface waber
drainage areas {SUDS) within the development site at the Former HBC Site, Power Station
Foad, Minstar.

All roads, SUDS and communal landscaped areas (including the POS areas) within the
development site will be maintained by a Management Company (MC) set up on behalf of
future residents,

Far clarification an MC is established far thres specific reasons:-

« To manage and maintain commaon areas in a mult-unit development;
«  To be legally responsible for the upkeep of communal areas; and
o  Tomanage and collect individual owners financlai conbributions,

Aims and Objective

The aims/objective of the MC is to promote a sensitive management approach, which
protects and improves the landscape and visual amenity value of the Site, provides function
to public open spaces and maintains the road network/SUDS areas,

Whilst under the control of PHSE specialist maintenance contractors will be appointed to
maintain the communal facilites.

On completion of the development the ongeing maintenance/management responsibilitias
would therefore passed to the residents via the Management Company.

The management company approach would ensure what residents paid was spent on their
develapment area and not dissipated across the whole of Kent,

Al residants will have a lagal ehligation to conttibute to the estate fees for mainkenance, Itis
the develapers intention to ensure that the menagement company for the development
cannot be dissolved and one should always exist, The management company board will
include resident representatives, Ultimately, the residents will have the legal right to contrel
fully the management company ance the development has been finished and any aftescare
conditions explred,

Tha same model is adopted on a large number of ether mature developments by PHSE to
date and all operating satisfactarily.
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APPENDIX 2

Planning Committee 11 February 2016

For: Councillors Mike Baldock, Camercon Beart, Bobbin, Tina Booth, Roger Clark,
Richard Darby, Mark Ellen, James Hall, James Hunt, Lesley Ingham, Peter
Marchington, Bryan Mulhern and Ben Stokes.

Against: Mike Henderson and Prescott.

Abstain: Mike Dendor and Sue Gent.

The motion was won.

Resolved: That application 15/509905/FULL be refused on the grounds that

the lack of retail provision was detrimental to the residential area, and would
result in an unsustainable form of development.

2.2 REFERENCE NO - 15/508025/REM
APPLICATION PROPOSAL

Approval of Reserved Matters for residential redevelopment of 142 dwellings together
with access roads, footpaths, drainage, associated car/bicycle parking provision,
groundwork’s, landscaping, open space and infrastructure (all matters being sought
except access).

ADDRESS Former HBC Engineering Site Power Station Road Minster-on-sea Kent

ME12 3AB
WARD Minster Cliffs PARISH/TOWN COUNCIL | APPLICANT Persimmon
Minster On Sea Homes South East & TBH
(Sheerness) Ltd
AGENT Victoria Swift

The Major Projects Officer reported that the applicant had submitted a revised
drainage strategy. Southern Water had looked at the strategy and had no objection
to the application; condition (2) in the report could therefore be removed. Southern
Water had stated that the Sustainable Drainage Systems (SUDs) were not in
accordance with their adoptable standard; however, the agent advised that the
SUDs were to be privately maintained.

Amended plans had been received which showed windows added to some of the
flank walls. Amended plans had also been received showing the boundary
treatment which included brick walls and railings. Kent County Council (KCC)
Highways & Transportation raised no objection to the application subject to minor
amendments to the parking layout for some of the plots, and also an additional
condition to ensure that adequate cycle parking was provided. The Major Projects
Officer reported that an amended layout had been received following KCC
Highways & Transportation's comments. He sought delegated authority to approve
the application subject to the additional condition requested by KCC Highways &
Transportation, their views on the amended layout, the deletion of condition (2) and
to amend condition (1) to refer to the amended drawings.

The Chairman moved the officer recommendation to approve the application and
this was seconded.

- 525 -
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APPENDIX 2

Pianning Committee 11 Fabruary 2016

A Member considered that, apart from the proposed trees, there was a lack of
landscaping on the application site.

Councillor Mike Hendarson moved an amendmeant: That there be further
discussion with officers and the applicant to seek improvements to the landscape
scheme, to include bushes and shrubs. This was seconded by Councillor Mike
Baldock,

Members made the following comments: the design of the housing was bland,;

concerned with the unadopted roads, this could be an issue, they needed to be

adopted by KCC Highways & Transportafion; needed to see the amended drainage _
scheme before a decision could be made; history of management companies was i
not good; and concerned with who would maintain the landscaped areas.

In response to a guestion, the KCC Highways & Transportation Officer explained
that developers were under no obligation to offer the roads up for adoption.

In response to questions, the Major Projects Officer reminded Members that
Southern VWater did not object to the application and that, as noted on page 25 of
the report, the sewerage would connect to the north of the site, not the south. He
confirmed that a management company would manage the SUDs and considered
the landscaping would be adequate; there was a five-year condition to ensure that
landscaping was maintained/repaired during this time,

On being put to the vote the motion to approve the application, with the
amandment, was lost.

Counciller Mike Henderson moved the following motion: That the application be
deferred and officers seek to improve landscaping details.

This was seconded by Councillor Mike Baldock,

Members spoke on the new motion. There was concern with the scattered
landscaping which would be difficult to maintain.

Members also requested that the applicant provide a statement on its approach to
maintaining the unadopted roads and sewerage system.

Resoilved: That application 15/508025/REM be deferred for officers to seek to

improve landscaping details, request a stafement from the applicant in
respect of the roads and sewerage system not being adopted.
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APPENDIX 3

Flanning Committee Report ITEM 2.2
11 February 2016

REFERENCE NO - 15/508025/REM

APPLICATION PROPOSAL

Approval of Resenved Matters for residential redevelopment of 142 dwellings together with
access roads, footpaths, drainage, associated car'bicycle parking provision, groundwork's,
landscaping, open space and infrastructure (all matters being sought except access).

ADDRESS Former HBC Engineering Site Power Station Road Minster-on-sea Kent ME12 3AB

RECOMMENDATION — Approve subject to further negotiations to secure improvements to the
design of the block of flats; receipt of additional drawings addressing blank flank elevations; and
receipt of comments and any further conditions recommended by the County drainage officer.

SUMMARY OF REASONS FOR RECOMMENDATION
Proposed layout, desian, scale and landscaping are considered acceptable.

REASON FOR REFERRAL TO COMMITTEE
Parish Council and local ohjections.

WARD Minster Cliffs PARISHTOWN COUNCIL APPLICANT Persimmaon
Minster On Sea Homes South East & TEH
(Sheemess) Ltd
AGENT Victoria Swift
DECISION DUE DATE PUBLICITY EXPIRY DATE OFFICER SITE VISIT DATE
04/01/186 04/01NMa Various
RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining
sites):
App No Proposal Decision | Date
14500561 Outline Planning permission (all matters except | Approved | 10.03.2015

access resenved) - Residential redevelopment
with provision of associated vehicular and
pedestrian access, open space, drainage and
services. The decision notice is appended.

The development would amount to the provision of new residential dwellings within the defined
hwilt up area boundary, on a site identified by the SHLAA for residential development, and in a
sustainable location, without giving rise to any serious amenity concems. As such the proposal
was considered to be in accordance with adopted local and national policies.

SWM1M0915 Redevelopment of site to provide retail Refused 2012
supermarket (Class A1) and petral filling
station.

Planning permission was refused due to the cumulative negative impact of retail development
on both this site and at Neats Court upon the viahility, vitality and primary retail function of
Sheemess town centre.
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APPENDIX 3

Flanning Committee Report ITEM 2.2
11 February 2016

MAIN REPORT

1.0

1M

1.02

1.03

1.04

1.05

1.06

1.07

2.0

2.0

2.02

DESCRIPTION OF SITE

The application site comprises the former HEC Engineering site located on the north
side of Power Station Road, at Halfway, approximately 2 5km south of Sheemess
fown centre and 3.5km west of Minster local centre. HBC Engineering closed
approximately six years ago and the site has been vacant and derelict since. The
site was cleared in 2014 further to the issuing of a demolition notice, and is now level
and deveid of any structures.

The site extends to approximately 9.4 acres f 3.8 ha, and is enclosed by metal
fencing and gates on all sides.

The site adjoins open countryside to the north ; to the east by Sheemess Golf Club;
and equestrian stables to the nornth-e2ast accessed via Drove Road.

To the south, across Power Station Road, lies a modemn residential development
accessed via William Righy Drive (roughly opposite the proposed main central site
entrance). This residential development includes a children's’ play area and green
open space enclosed by a low wooden fence on the westem side of William Righy
Drive { south of Power Station Road, immediately opposite the application site.

To the west of the site there are a number of light industnial / retail warehouses,
including a retail warehouse - the *Chainstore Discount Warehouse” building which
is constructed from a mixture of metal cladding and brick. The units are accessed
from a dedicated private access further to the west along Power Station Road. A
planning application for residential development of this site was received by the
Council in 2011 ({reference SW/M11/0366), but the application was withdrawn prior to
determination.

The application site is accessed from Power Station Road which itself is accessed
from the A250 Halfway Road, which provides direct access into Sheemess fown
centre . Several bus routes run along Halfway Road connecting the site with
Leysdown, Eastchurch, Minster, Sheemess, Quesnborough and Rushenden.

The site lies within the urban area and, as stated above, is a former industrial site. To
the naorth lies an allocated regional and local site for hiodiversity, known as Minster
Marshes.

PROPOSAL

Outline planning permission (with all matters except access resernved) for the erection
of up to 142 dwellings was granted in 2014 under reference 14/500561. This
application sesks approval of the remaining resenved matters — appearance
landscaping, layout and scale.

The development comprises 142 dwellings, with a mix of 2, 3, and 4 bed houses, and
2 bed flats:

4 bed: 35 units
3 bed: 80 units

40



Planning Committee Report — 10 March 2016 DEF ITEM 2

APPENDIX 3

Planning Committee Report ITEM 2.2
11 February 2016

2 bed flats: 11 units
Total: 142 dwellings, giving a density of approximately 37 dwellings per hectare.

2.03 Access to the site iz via the exizting main access roughly opposite William Righy
Crive. Thiz will lzad to an internal estate road which forms a roughly circular route
through the site, with two cul-de-sac spurs running southwards towards Power
Station Road. There will be a number of smaller cul-de-sacs leading off these main
roads. Mone of the development is being offered for adoption by KCC Highways &
Transportation. (Mo further access vehicle or pedestrian points can be formed onto
Power Station Road due to land ownership issues — this has been discussed at
length between officers and the developer.)

204 A landscaping strip will run along the majority of the southern (front) boundary of the
site, and a larger area of open space f landscaping / wildlife comidor will run along the
western boundary and the northern edge of the site. This will provide the required
10% open space provision for the development, and Members should note that the
5106 attached to the outline permission requires financial contributions towards
future maintenance and also maintenance ! improvement of the existing play area on
Power Station Road.

205 The proposed flats will be positioned on the site frontage, adjacent to the access.
This has been specifically requested by officers (and alzo suggested by the Design
Panel at outline stage) to create a landmark building at the entrance to the
development. The building will stand a maximum of 11m high to the ridge (central
section 10.5m to the ridge x 21.3m wide x 17m deep. The front elevation will be
three stories in height and the rear steps down to two stories (6.7m to ridge).
Resident's parking will be provided in a courtyard to the rear.

2.06 The proposed houses will be of a number of different designs from within the
houssbuilders standard paletie (Members may be aware of the Persimmon
developments at Iwade, which have been done by the same developer), featuring a
mix of 2 and 2.5 storey dwellings. These will make use of various external finizhing
materials including facing brick, render, and cladding.

2.07 The application has been substantially amended since it was originally received, as
officers considered the layout to be unacceptable from a visual amenity standpoint.
The previous layout proposed an inward-facing development, with the backs of
properties facing onto Power Station Road, and the flats located centrally along the
western boundary in a position that failed to contribute positively to the sense of
place. The current amended drawings represent a full re-working of the scheme
following mestings with the applicant and their architect.

3.0 SUMMARY INFORMATION

Proposed

Site area 3.8ha (9.4 acres)

Mo, of residential units 142

MNo. of affordable units 11 (7.7% - as agreed under outline
permission 14/500561/0UT)

MNo. of parking spaces 282 (inc. 25 visitor spaces)

4.0 PLANHING CONSTRAINTS
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APPENDIX 3

Planning Committee Report ITEM 2.2
11 February 2016

4.01

4.02

4.03

4.04

4.05

4.02

5.0

2.1

5.02

503

5.04

205

5.06

The entire site lies within the defined built up area, the boundary of which
approximately follows the site edge. Also running along the site boundary is the line
of the Important Local Countryside Gap, which encompasses all of the land to the
north and east of the site, between Halfway / Minster and Sheemess.

The northern part of the site lies within Flood Zone 3 and the southern part of the site
lies within Flood Zone 2.

To the north of the site (minimum 75m) is an area of designated biodiversity habitat.
The site lies within an area of Potential Archaeclogical Importance

These designations were considered under the outline planning pemission
(conditions were imposed to address them, and a concument application —
15/508147/SUB — seeks to discharge the details thereof) and as such they do not fall
to be considered here.

Az noted above the development is subject to a Section 106 Agreement attached to
the outfine pemission, ref 1450056 1/0UT, which secures financial contributions
(2000 per dwelling) towards local services and public open space.

POLICY AND OTHER CONSIDERATIONS

The National Planning Policy Framework {NPPF) and Mational Planning Practice
Guidance (NPPG)

The NPPF and NPPG provide general guidance in relation to development, and
encourage the provision of housing within sustainable areas, subject to consideration
of issues such as local and residential amenity, highways, contamination, noise, and
ecology, amongst others.

Furthermore: one of the key guiding principles throughout the NPPF is that of
achieving sustainable development, noted at paragraphs 6 to 10, 14, 15 and 52,
amongst others. One of the ways it encourages this to be achieved is through the
use of previously-developed land (para. 111), such as the cument application site.

Swale Borough Local Plan 2008

The Local Plan policies listed below are considered to be in compliance with the
NPPF, except for H2 in as much as the Council does not have a five-year housing
supply (although this is not a significant consideration as the site lies within the built
up area and already has outline permission for residential development).

Policy E1 seeks to ensure that all development proposals respond to the
characteristics of the site’s location, protect and enhance the natural and built
envircnments, and cause no demonstrable ham to residential amenity, amongst
others. Further to this policy E19 sesks to achieve high quality design on all new
developmentzs. Policy E9 seeks to protect the “guality and character of the Borough's
landscape™ and is applicable to this scheme.

Policy H2 supports the provision of new residential development within the defined
built up area boundaries and encourages providing a varety of house types and
sizes to make efficient use of land, and deliver a range of housing options.

Policies E11 and E12 seek to protect biodiversity and ecology within the Borough.
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G.0

6.01

Policy U1 seeks to ensure that all new developments are provided with the
necessary senvice and utility connections, or that suitable financial contributions are
paid towards their provision.

Policy U3 aims to ensure that all new development makes use of sustainable design,
build and construction techniques in the interests of minimising and accounting for
climate change.

LOCAL REPRESENTATIONS

Minzster Parizh Council initially objected to the application, commenting:

“This is over- infensive development of the site. The proposal combined with
the development of the school site and the existing gridlock added fo by
drivers using this rowte to avoid congestion on the A250 Lower Road means
that the impact on the already congested local highway nefwork and public
amenities will be defrimental. To resolve this, the Parish Council suggesis a
reduction in housing numbers to mitigate the problem of gridiock and existing
trafific congestion. Further concemns include the location of the fwo emergency
exits where accessibilty control issues will lead fo parking in Power Station
Foad. This highlights the need for parking restrictions to be installed in Power
Station Road where the site of the ambulance sfafion strengthens this
argument. Members suggest these parking restrictions are applied for sooner
rather than lafer due to the length of fime it takes to process orders.”

Further to the amended plans they maintain their cbhjection, commenting:

‘Minster-on-Sea Parish Council believes the amendments are merely
cosmetic with no solutions provided to mifigate the impact on the highway
netwark or local infrastructure.

lts objection remains as before: - This is over- infensive development of the
site. The proposal combined with the development of the school site and the
existing gridiock added fo by drivers using this route to avoid congestion an
the A250 L ower Road means that the impact an the already congested local
highway network and public amenities will be defrimental.

The Parish Councill is disappointed that its suggesiion fo reduce housing
numbers cannotf be fulfilled as Members felt this would go some way o
mifigate the problem of gridiock and existing traffic congestion.

Further concerns include the locafion of the two emergency exifs where
accessibility control issues will lead to parking in Power Station Road. This
highlights the need for parking restrictions fo be installed in Power Sfation
Road where the site of the ambulance sfafion sfrengthens this argument.
Members suggest thess parking restrictions are applied for sooner rather than
later due fo the length of time it takes fo process orders.

If permission is granted, Minster-on-5ea Parish Council suggesiz a
confribution showld be made to improve local infrastructure including

providing a foofway and cycle way along the old railway line from Scrapsgate
Foad to Power Stafion Road.”
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6.02 The Swale Foolpaths Group notes that no Public Rights of Way cross the site, but
that ownership and responsibility for upkeep of the public open spaces within the site
will need to be clearly established.

5.03 19 letters of objection have been submitted by local residents, raising the following
summarised concems:

- Why iz the Council consulting on an application that has already been approved
[MB: the current application has not been approved — outline pemission was
granted in 2014 and there may be some confusion over this distinction];

- The proposal was previcusly refused by Members [MB: the previous application
for cutline permission was approved by Members at the meeting on 11 December
2014, and the decision was issusd on 10 March 2015];

- Theland should ke used for alternative developments (cinema, sports /
recreation facility, dentist, doctor, etc.);

- The site should be restored to an orchard, as it was historically;

- Any new dwellings should be positioned closer to Neatzscourt and the new
highway system;

- There should be fewser dwellings;

- Inadequate parking provision;

- Local traffic problems — particularly congestion — will b2 worsened;

- The need for improvements to local highway infrastructure;

- The previous scheme for a Sainsbury’s on the site was refused on traffic grounds
[MB: that application was refused due to the retail impact on Sheemess, and not
on any highway grounds];

- Local drainage / sewage is inadequate and will be worsened;

- Mo development should take place until the pumping station / sewage system has
been upgraded,

- Dwellings should be brick-built and designed to match the existing houses
opposite;

- There should be public open space along the site frontage;

- The existing play arsa on Power Station Road should be upgraded to cope with
additional use [MB: the 5106 attached to the cutline planning permission includes
financial contributions towards public open space / play area maintenance]; and

- Owershadowing and overooking of existing properties.

6.05 K should be noted, however, that many of these issues relate to the principle of
development — which was explored under application 14/500561. That application
was approved in March 2015, granting outline permission for development of up to
142 dwellings (the decision notice is appended). Whilst all of the objections are
noted, many issues can't be taken into account at this stage as the principle of
development has been established, and it is now only matters of detail (layout, scale,
design, etc.) that fall to be considerad.

7.0 CONSULTATIONS

7.01  Matural England recommend that a Habitat Regulations Assessment (HRA) should
be camied out, but that subject to financial contributions to the upkesp / maintenance
of the 555l “the proposal iz unlikely to have a significant effect on these sites, and
can therefore be screened out from any reguirement for further assessment.”
However, planning pemission — in outline form — was granted for this development in
November 2014, and the curmrent application relates to approval of reserved matters
only. For this reazon there iz no reguirement for the development to be undergo an
HRA, and it would be unreasonable for contributions to be sought at this stage (the
5106 agreement having been completed many months ago).
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8.0

8.01

The Envircnment Agency has no objection, but recommends that the Lower Medway
Internal Drainage Board and the Council’s Environmental Health Depardment be
invelved as regards discharge of surface water and investigation of contamination on
site. (Both have been consulted on the comesponding conditions application.)

The Kent County Council Flood Risk Officer comments:

“Whilst we are generally confent with the outlined surface water management
strategy, we are disappointed fo note the incorporation of over 1000m3 of
subterranean geocellular sforage. We are also concerned by the reference to
“a combined pumped and gravily fed piped system”in paragraph 6.24 of the
applicant’s Planning Stafement. Pumpead systems shouwld be avoided
wherever possible, and shouwld only be exceptionally used where it can be
proven that there is no afternative available that can discharge via gravity
alomne.

We would therefore recommend that clarification of the abowve is sought prior
to determinalion. The applicant showd outline why there is no alfermative fo
geoceliular tanking available, and why it may be necessary fo pump the
surface water generafed by this development, when the land levels would
suggest that it should be avoidable. It may be the case thalf a minor
moadification of the layout will permit a much more sustainable drainage
scheme.”

Southem Water (SW) initizlly commented that there was inadequate capacity in the
local foul sewage network to service the development. However, the developer
subsequently commissioned SW to camy out a full capacity check — this shows that
the development will be connected to the sewer network to the north of the site, not
to the network to the south, to which the existing housing is connected. This will
ensure that the development does not zeriously impact upon the foul drainage for the:
existing houses.

The developer has also provided additional information in regards to suface water
drainage (which iz by means of a SUDS pond and geocellular storage) and | await
final comments from SW in this regard. | anticipate that their response will remove
the necessity for condition {2), below.

Kent Police raized several concerns in regards to the original layout, further to which
they met with the applicant to discuss the development with regards to including
crime prevention measures in the final build. The Police have no comments in
regards to amended drawings.

The Council’s Environmental Health Manager raises no objection subject to
appropriate investigation for potential on-site contamination, and subssquent
remediation (if required). This iz, howsever, being examined under a concurrent
application (ref. 13/508147/SLB) which seeks to discharge the conditions attached to
the outfine planning pemission, and therefore does not fall to be considered here.

BACKGROUND PAPERS AND PLANS
Az noted above: outline planning permission was granted by decision notice dated 10

March 2015 for the erection of up to 142 dwellings and associated parking, open
space, and landscaping under application reference 14/500561.
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The current application is accompanied by a full suite of drawings, design & access
statement, planning statement, a contamination assessment, and a phasze Il
contamination survey.

APPRAISAL

Principle

The principle of development has been clearly and firmly established by the grant of
outline planning permission under 14/300561. In that respect whilst | note the many
letters received that object to the principle of the works on the grounds of traffic, etc.
these unfortunately can't be given any significant weight as those matters were
addressed at outline stage. It was clear at the outline stage that the development
was “up to 142 dwellings.®

This current application seeks to confirm the matters of detail for the way in which the
development is carried out, including scale, design, layout and landscaping. It is only
those matters than can be considered here.

Flats

The submitted layout drawing arises from substantial discussions betwesn officers
and the agent. Officers (and also the Design Panel at outline stage) considered it
appropriate to position the proposed flats at the site frontage where the building will
create a visual anchor and a comerstone entrance building to the development. The
flats had originally been positioned towards the centre of the site (see 2.07), but this
would not have achieved as effective a streetscene, in my opinion.

The design of the flats is not as architecturally significant as officers were expecting,
but it is not an unattractive building in itself and | do not consider that refusal of
permission could be justified on design grounds. Subject to careful consideration of
external materials and further exploration of potential alterations to the roof form
(ideally it would step down to meet the junction, but this is not possible due to other
site constraints so a change in form — perhaps to a hipped roof on the comer — may
achieve a similar effect) | consider that it would be a striking landmark building that
will create a distinctive and positive entrance to the development. Further
improvements could also be negotiated to enliven the appearance by changes in
materials, or colour and texture, or by subtle plan form changes to introduce slight
setbacks on external wall planes, which would all add to visual interest.

In this regard | recommend that Members delegate to officers to negotiate
amendments to the flat block prior to issuing a decision notice.

Due to the position of the flats adjacent fo the access and the existing adjacent
warehouse, and opposite the existing open space on Power Station Road, | do not
consider that it would give rise to any senous issues of overlooking or overshadowing
for existing residents. There will be a minimum of 45m between the flat block and the
closesat existing dwelling.

Housas
The proposed dwellings, as above, will be of a fairly standard design from the

developer's palette. They will, however, be of a good design in themselves and sit
comfortably in the streetzcene, and make use of materials common to the local area
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8.10
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912

9.13

9.14

(red and yellow stock brick, red or black roof tiles, white render and dark grey
composite weatherboard).

The southem application site boundary is located a minimum of 219m from the garden
boundaries of existing dwellings on William Righy Drive and Buddle Drive. The
proposed houses, as shown on the layout, will be positioned in from the boundaries
of the site {and in many cases on the far side of a new roadway) to allow room for
frontage landscaping. This distance iz sufficient in my opinion to ensure that
development of the site would not give rise to any serous overlooking,
overshadowing or loss of privacy for existing residents.

| consider that the proposed houses would provide a good standard of amenity for
future occupants. Intemal spaces are generous, and garden sizes accord with the
Council'’s desired 10m depth (except for plots 38 and 29, but their width compensates
for the short depth in my opinion) and are often very generous, pariculary on the
detached units.

Landscaping

A substantial landscaping scheme is proposed (and Members will note the detailed
plans showing this that have been provided), which will help to soften views of the
development from Power Station Road. The layout of the frontage buildings has
been amended (again at officer's request) to have the majority of the properties
facing towards Power Station Road to ensure that landscaping can be provided
adjacent to the highway rather than rear garden walls ! fences. A small area of
fencing is required around an existing substation, but this will be bordered by planting
and will not e a prominent or intrusive feature.

Open space is provided generally to the rear of the development, adjacent to the
boundary with the countryside to the north. This was discussed at outline and pre-
application stages and considered a good position as it offers a soft transiion from
the built form to the open countryside, and will provide a biodiversity buffer for local
wildlife. A “wildlife comidor® runs up the westem site boundary to provide linkages to
the existing open space on Power Station Road, and biodiversity enhancements
(meadow planting, hibemacula, semi wet area — see 9.13 below) are provided across
the open space.

| have requested that the landscaping scheme be amended to provide a metal estate
rail {or similar) and hedgerow along the eastern part of the site frontage (to the south
of plots 104 to 112) to prevent vehicles / pedestrians having unrestricted access to
the frontage properties and damaging the landscaping. | will update Members on this
issue at the meeting.

The layout and landscaping taken as a whole are considered to be acceptable from
an urban design and visual amenity point of view. The density of 37 dwellings per
hectare is entirely appropriate in this location.

Crainage

Many local objectors refer to inadequate foul drainage within the area, and suggest
that the development will exacerbate existing problems. This matter was considered
at the outline stage is not a material consideration in this application for reserved
matters approval. Furthermore sewer works are subject to separate legislation and
can't be controlled through the planning process. However, Members may like to
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9.15

9.16

know that the developer has been engaging with Southermn Water in respect of
upgrading local services, and have commented:

‘We are to undertake another Level 2 capacify check for the development fo
replace the check completed in 2014 as this is now out of date. This check
will be for the 142 units that are to be constructed on the former HBC factory
site at Halfway, Sheppey.

From the original level 2 capacity check it was envisaged thaf 2 pumping
stations would require upgrade works to deal with the foul water from the
proposed development, these are Drove Road and Rushendesn Road
pumping stafions. A section 98 application [for upgrading ! providing new
sewage infrastructure] has been put into process and we await response an
both this and the level 2 capacily check.

With the adjacent Transit Works site having no planning permission currently
for housing, the mains fouwl drainage system locally should have more
capacity that was anticipafed at the time the HBC outline permission was
granted. Our development showld only reguire small upgrade works as per
the Feasibility Study undertaken by The Civil Enginesring Practice in March
20715 for 20747). Any upgrade works fo incorporate this other development
would be at the expense of the developer of said site.

Az at 7.04 above; the capacity check has now been camied out and Southern Water
state there is capacity to serve the development by connecting it to the sewers to the
north of the site, rather than those to the south which serve the existing housing
estate. This means that there is no need to construct additional pumping stations,
and the development will not seriously affect local foul drainage. | await final
comments from Southem Water and anficipate that condition (2) below will no longer
be required.

The applicant has also responded to comments from the KCOC Drainage Officer in
respect of surface drainage and the use of SUDS:

“As per the planning recommendations the use of a SuDS pond at the most
north-sasterly corner of the site has been incorporated info the design,
however this pond is fo be replaced by a dry basin that will allow the space fo
be usad for amenity when rainfall is low.

Although it was infended to use open Suls fechnigues such as swales and
filter strips the requirement to have usable open space and the density of the
development has therefore made it necessary fo use sub-surface affenuation
SuDS in the use of Geocellular atfenuation fanks which will store the volume
of surface water at extreme rainfall evenits. Af the most extreme, this being 1
in 100 year rain event and above , the dry basin will also be used for

attenuation before discharging into the existing walercourse fo the north of
the sife.”

The use of a dry basin is a clever, dual-use solution, in vy opinion. It will contribute
towards sustainable site drainage during wet periods, whilst during dry periods it will
empty and be available for use as part of the public open space within the
development. Landscaping ! planting will need careful consideration, however, and
officers will continue to discuss this with the developer to ensure that the landscaping
conditions on the outline application (see appendices) are adhered to.
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(1

With regards to the above | have no serious concems in regards to drainage within
the development, and also within the surrounding area. | have, however, requested

further comment from the County drainage officer in respect to the above, and await
their comments.

Highways

Many local objectors also refer to traffic problems both locally and on the Island as a
whole. This was also considered and agreed at cutline stage, and is refermred to in
the committes report for 14/5005361/0UT, which is attached for reference. Whilst | do
not wish to re- visit issues dealt with by that application, Members may find it useful
to note that predicted vehicle movements for this development will be less than for
the existing lawful industrial use of the site (including a reduction in HGYs), and
considerably less than supermarket use (SW/11/0915 proposed redevelopment for a
Sainsbury’s supermarket, but was refused due to retail impact on Sheemess — there
was no highways reason for refusal on that application).

The development provides parking in accordance with current Kent Vehicle Parking
Standards (namely 282 spaces, of which 25 are for visitors), and | have no serious
concemns in this regard. Parking would mainly be largely located in close relation to

the proposed housing units, and a number of car ports are provided. Visitor parking
iz spotted throughout the development. Members will note the submitted Parking

Plan which clearly indicates both allocated and visitor car parking.

I note the Parish Council's concemnes in regards to the potential for parking to obstruct
Power Station Road, and have discussed this with both KCC Highways &
Transportation and the Council’s engineers. Parking restrictions would need to be
formally requested by local residents, and such an application would be unlikely to
gain support unless there was an identified safety need to address. | have been
informed that, at present, Power Station Road is very unlikely to gualify for any
restrictions.

CONCLUSION

This application seeks approval of reserved matters relating to scale, design, layout
and landscaping of cutline planning permission 14500561/0UT. | consider the
submitted details to be acceptable.

I note local objections — primarily in regards to the principle of development — but
they do not amount to a reason for refusal of this current application, and were
addressed at outline stage.

Taking the above into account | recommend that Members delegate to officers to
agree these reserved matters subject to further negotiation with the applicant to
secure design enhancements to the block of flatz, and subject to receipt of further
comments and any conditions recommended by the County drainage officer.

RECOMMENDATION — GRANT Subject to the following conditions:

Mo development shall take place other than in accordance with the following
approved plans and drawings:

ROL-PLDM B; RDL-PLOZ; ML-FLD1 A; RDL-PLD3 B; AN-PLO1 A; AN-PLOZ A; AN-
PLO3 &; HB-PLO1 A; HB-FLOZ A; CH-PLO1 &; SIU-PLOT A; SU-FPLOZ A; 5U- PLO3 A,
HAT-PLO1 &; CA-FLO1 A; CA-PLOZ A; CAC-PLO1T A; CAC-PLOZ A; LR-PLO1 C; LR-
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PLOZ B; LR-PLO3 C; LR-PLO3 A; KL-PLD1 &; LY-PLD1 A; CD-PLO1 A; CB-PLO1 A;
436-5E-PLO1 Rev A; AP-PLO2 Rev B; AP-FLO1 Rev; AP-5T-PLO1 A; P1 125_62;
P.1125_03,; 595071061 A; 5950/1081 A.

Feasons: For the avoidance of doubt.

{2) Mo development shall take place until details of the proposed means of foul and
surface water sewerage disposal have been submitted to and approved in writing by
the kocal Planning Authority in consultation with Southern Water.

Reasons: As there is inadequate sewerage capacity at present, and to avoid
harm to local amenity.

(3) The scheme of tree planting and landzcaping shown on the submitted plans shall be
carried out within 12 months of the completion of the development. Any trees or
shrubs remowed, 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.

Reasons: In the interests of the visual amenities of the area and encouraging
wildlife and biodiversity.

(4) Any further conditions recommended by the County drainage officer.
INFORMATIVES

(1) The applicant / developer should enter into a formal agreement with Southern Water
to provide the necessary sewerage infrastructure required to service this
development. Please contact Southern Water, Sparmowgrove House, Sparmowgrove,
Otterbourme, Hampshire, S021 25W (tel. 03303 030119) or
wwnw southermwater. co.uk.

The Council's approach to this application:

In accordance with paragraphs 186 and 187 of the National Planning Policy Framework
(MPPF), the Council takes a positive and proactive approach to development proposals
focused on solutions. We work with applicants/agents in a positive and proactive manner
by

Offering pre-application advice.

Where possible, suggesting solutions to secure a successiul cutcome.

As appropriate, updating applicantsfagents of any issues that may arise in the processing of
their application.

In this instance the applicant’agent was advised of changes required to the application and
these were agreed. The application was considered by the Planning Committee where the
applicant/agent had the opportunity to speak to the Committee and promote the application.

MB For full detailz of all papers submitted with this application please refer to the relevant
Public Access pages on the council’s website.
The conditions set out in the report may be subject to such reasonable change as is
necessary to ensure accuracy and enforceability.
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APPENDIX

Planning Committas Report
11 Decamber 2014

REPORT SUMMARY

REFERENCE NO - 1 4/50056 LIOUT _

APPLIGATION FROPOSAL

Cudline Planning pamission (all matiers sxoml sccess resened) - Residential red evelopmant
willh peovision of &ssociated vahicular and pedesirian access, open space, dainage and
ADDRESS Former HEC Engirsering Sile Power Station Road Halfway Minstar-on-sea Hent
ME1Z2 348

| RECOMMENCATION APPROVAL R

SI.IIIIEFI"I" OF REASONS FOR HEI':-C_H_HIEEHDETIHH

The devalopment would amount to the provielon of new residential dwalings within tha defined
bullt up area boundary, ona sife identified by the SHLAA for residenlial davelopment, and in a
sustainable localion, withod giing rise b any sarious amenlty concams,  As such the
propoaal | corsadansd to ke in accordance with adoptad local and rational policies,

REASOM FOR REFERRAL TO COMMITTEE

Local shjactions
WARD Minster Glifls PARISHTOWN GOUNGIL | APPLIGANT TEH (Sheemass)
hinatar Lid
AGENT
DECISION DUE DATE | FUBLICITY EXPIRY DATE | OFFICER SITE VISIT DATE
oR1014 o214 Vedlous
RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining
sites): . _|
App Mo Proposal [ Decision | Date 1
SWHM 106 Resdernabanmant af sils b presdde resall Rafused. | 2012 |
supemnariet (Clazs A1) and patrol flling !
station, i

| Planning panmission was rfused dus to the cumulative nagafive impact of retail development
an both this site and at Masis Court upen e Wablity, vitality and pnmary reisl function of
| Sheemass boan conlre.  The spplication i exploned in graster datail balow,

—ed

1.0 BACHGROUND

101 Members wil recal this applicalion Trom the 1881 meating (the raport 1o that mesdng
is appanded). I ssaks ouline planning permission, with al mabiers excepl actass |
resenved, for the ereclion of up 1o 142 dwalings (& mixtune of cne-bed flats and o
or Bree-ted houses) on 18ha of land, including provision of wehicular and
pedistnian eccass, 0pen space, site drainage and services, A singular vehlcle
sooess is proposed from Powor Stafion Foed along with a new section of padesinan
pavarent ard a ersseing linking 1o the southam sida of the rosd. Al drawings,
othar than that showing the posiion of the acoess, are indicalive af this slage.

—

1.02 The apphcation waes calied In fo enstle officars to collate furlher inforratian in
regans 1o concerms Members raised in raspect of the highway implcatons of fhae
proposed developmeant, and tha likely consequances of a refusal on such grodnds.
The minute of the last committes is appended.
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1.03

20

N

202

203

2.04

205

Tha spacific concams raised by Mambers, as | understand them, relate to:

- The number of vehicla movemaents arising from development of the site for
residantial use;

- The impact of such vehide movements on the mink-roundabout at the Powar
Station Read / Halfway Road junction and the Halfway Road / Minstar Road
traffic lights;

- The difference in rumber and fiming of movements belwean e proposad
residanlial usa and the parmitied B2 (industrial) use of the sits; and

- Tne cumuiative highways impact from development of this site and othar nearby
housing sites (either approved, or likely 1o be forthooming in future due © Local
Plan allocations).

DISCUSSION

Policy context

Members may Initally care to note that ‘Bearing Fruits 2031: The Swalke Borough
Council Local Plan Part 1: Pubbcation Version® was agreed by Swale's Full Coundl
on 26™ Nowember 2014. The rescluticn was that “Councd! agree the Swale Borough
Local Plan; and supporting Sustainabity Appraisal and Habilids Reguialion
Assassment ba appvoved for pubdicalion and subsequently submissian fo the
Planning nspectorata.*

The entire agplication site lies within the buik up area boundary as defined by the
adopted Swade Borough Local Plan 2008 (SBLP) and also emerging Local Plan
entiled "Bearlng Fruits 2031 {(BF).

In this regard policy H2 of the adogted Local Plan states:

“Parmission for now residential development wil de gramted for sites:
1. shown as allocsisd for such on the Propasais Map, inclading the Area Action

Plans;
2. wathin the defined buit-up sreas, as shown on the Proposals Map, [n sccordence
with the other policies of the Local Plan,

Al propozals for new residential devefopmant, inchading renawals and reseyved
malters applications, will be expecied 1o make the most efficient uss of land and
provide & renge of house fypes and &lzes sopropriate fo the jocation and nature of
the site and reflacting the kentified need in the locally.”

The spplcation site (a8 wel s a8 number of other sitas within ths local arsa, which
are discussed balow) is also allocated for residential development under BF.  Policy
A13 allccatas the land within the list of “smaller allocations as axtansions
saltements,” and states that Yhese sites have been idontifed as being suitabie fo
provide addiional residential devedopvnent af the edge of existing sefflements.” The
palicy spacifically Identfias 2.5ha to the south of the cument appiication site - not
including the land on which the former factory building stood - for development of up
to 87 dweallings (allocation ref. SW/169).

The allocation for 87 urits arisas from the fact that when the site was pul forward by
the (then) ownar under the Councife Strategke Housing Land Allccation Assessment
(SHLAA) call for sites the land was occupied by a number of buildings which
conslraned Ihe area available for development.  The nclusion of the remainder
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Planning Committae Raport
11 Dacember 2014

2.06

2.07
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the most recent draft of BF).

The principle of residential developmant upen e site is thus firmly estabished, and |
weuld strongly recommend that Members do not seak 1o refusa residential
davelopment on {his sile in principla.  Such a refusal would be very dificult to defend
at appoal

Members should also be very aware of other local housing aliocations put forward in
BF, and exisling permissions:

1) Plover Road / Thistle Hill / Scocles Road - kng-standing existing permssions
for large-scale residantial development and partly buili-out;

2) Haltway Houses Primary School - alocatad for a minimum of 60 dwelings on
1.5 hectares under policy A13.13;

1) Preston Screens, Minster Road ~ allocaled for a minimum of 24 dwelings on 08
hectares under palicy A13.12; and

4) Minster Academy, off Admiral’s Walk — allocated for a minimum of 20 owellings
on 1.2 heclaras by palicy A14.5.

There is also a current application, reference 14/502847, for the ereciion of 14
dwellings on the Old Dairy site, which les close o the HBC site, wilh access
proposed from Halfway Road.

Kent County Highways have raised no objections Lo the principle of developments
being brought forward through the emerging Local Plan and refated transpor
mmodelling involved.

Each of these allocations, ¥ brought forward, will have an impact upon local roads
Insofar as they are kaly to put additional vehicles ento local roads and is would be
carefully considerad by KHS in conjunction with this authority. Refussl of the cuman
application on grounds relaling 1o the capacity / functionslity of local roads casts
doubt over tha abiity of the other allocations as noted above Io be delvered, 83
Members will need to adopt a consistent approach to detesmination of the
comesponding planning apphcations in terms of assaesing highways impacts or
capacity / funclionality of existing junctions.  Such a decision would be taken
without KCC Highways support and any avidence required to support such a decisicn
at appeal

Members will need to consider that this situation would have serous impications for
the Counci's five-year housing supply in years to come. I the sites alacaled by the
agreed draft of BF are blocked on highways grounds, the Council will have a further
shortfall and be under conslderabla pressire to approve residental development in
polentially unsutable locations (such as greenfield sitss, potentialy).

Highways ecatex!

Membars must ensure thay take into account the previous application for the site,
referance SW/11/0815, which proposad redevelopment of the site to provide &
9,700sqm Sainsburys store and a petrol flling station, 554 parking spaces wore lo
be providad as parl of that development.  Local opposition to the cumrent application
rafars to that schame being refused on highways grounds - this i not the case.
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2,12 That application wae presented to Members at Planning Commitee on the 8*

213

214

215

216

217

218

219

Decembar 2011, whara Members votad to approve it subject 1o the signing of a 5106
agreement 1o secure finandal contribulions lowards various local services.

However, bafore the S106 was finalised thare was a natlonal pelicy changs that
required the submission of a8 Cumulative Relail Impact Assessment (CRIA) pricr o
deteminasion. This was caried cul by the Coundil and the application subsequently
refused on the grounds of impact upon tha prmary retal function of Shaemeass,

Trallic issues wera not raisad within the raason for refusal for that applicaton — which
proposed no works 10 the Power Station Road / Halfway Road junction olher than
widening 1o accomemodate HGV movements.  That deveiopenent, according to the
tmﬂcdmsmmmedmmmaappllcmlm wouk! have baen lkaly to generale

o8 = cekday, and approdmalely

1087 on Saturdays.

The TRICS database (Trip Rate Information Computer System) shows that the
axisting authorised B2 (Industrial) use of the site would ba likely 1o generale an
average of 323 movements per day on weekdays.  If the use of the site was
changed to B1 (g industrial or officas) under permitted develepment rights the
traffic flows could ba as high as 698 each weekday,

The application before Membars, according to TRICS, Is likely to genarate an
average of 165 movements each woekday. Mambers will be waare thal the
application nduded 255 vehicle parking spaces in accordance with current
quidance, bit it is unlikely that all of these spaces will be occupied by wehiclkes (not all
households have more than one vehicle), and € is also highly improbabie that all
vehicles will enter and kave the development at the same time.

Tne agent for the scheme has submitted a letter in response to the concems ralsed
by Members, in which he states:

“What wa would e Planning Committes members to ba awara of is that the
Transpovt Assessment, and Kenf Highways conclusions from thal gssessment, are
basad on a re~devalopment for 160 dwalings not the 142 dwelings far which the
outling planning permission is curently soughl.  The Transport Assessment is
consaquantly a robust basis for assessing ail raffic impacts of the proposed
re-devafopmant that has no given rise o any objection from the highway autharily,*

Against the context of the existing lawful use of the sita and tha previous proposals
for a Sainsburys supermarket — to which Mambars raised no objections on highways
grounds - the current application will not have a significant impact upon the local
highway network. This is reflecied In the fact that Kent Highway Senices ralsed no
chjection (subjct to conditions) to the scheme.  Member allention is drawn to 7.05
and 7.06 of the repart to last committes and 10 9.11 to 9.17 of the same, where
highways is506s are discussed

Tharefora, ¥ Members choosa to refusa this proposal on the grounds of highway
impact, | do not befieve there is any evidence to support such a peeition and
axiramely difficult 1o defend al appeal, and leave the Councl potantialy open to a
significant costs clalm.

| have asked Kent Highway Senicas colleagues 1o provide Information on whether or
not County has a long-term improvement plan for the local network, and will update
Members on this at the meeating,

3
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2.20

22

3.01

3.02

3.03

3.04

Maembers also discussed these isswes af the last meeting, and although the officers
present addressed the matters 1 would emphasise that nelther Southemn Water nor
the Environment Agency object 1o this application (see paragraphs?.03, 7.07 and the
discussion al 9.33 and 9.34 of the onginal commiltes report). Members will aiso
note condiion (8) of that report, which deals with both foul and surface water
drainage

Southem Water Sarvices advisa, however, that “additional off-site sewars, or
Improvesnents fo existing sewers, wil be required o provide sufficient capacly (o
sarvice he development™ And tharefora should not contribute o any current
seweragefiooding issues within the area. Members should also note that as well as
praviding details to comply with condilion (8), the developer will need Lo provide
additional sewerage infrastructura sufficient to satisfy Southern Walsr Services
pursuant to Section 98 of the Water Industry Act 1991,

CONCLUSION

The application site rapresents a windfall housing ske on an alocated site within the
defined buill up area and close to shops and services within both Minster and
Sheemess, and ako at the Nealscourl developmen!.  Developenant of the land for
residential purposes Is therefore acceptable as a matier of principle.

The submitted Transport Assessment and the comments of Kent Highwsy Senvices
make it cdlear that there are no reasonable or justfiable highway grounds on which to
object to this proposal  Furthermars the site history shows that not only is the
existing historic lawful use lkely to ganerata mors vahicle movements (if reinstated)
than the currend proposal, but also that Members resolved to approve redevelopmant
of the site to provide a supermarket with signficantly highar vahicla movaments than
the cumant proposal.  This is likaly to be chalenged af any appeal ~ which | beSeve
the applicant is likely to pursue — and | do not betieve that the Councl would be abla
to defend its position.

With thig in mind | conzkder that the original racommeandsation to approve this
application was comect and justifiad by the avidence preserted in the submission and
by comments from Kent Highway Services.

| therelore urpe Members (o approve this appication.

Case Officer: Ross McCardla

NB

For full details of all papers submited with this application pleass refer lo the redevant
Public Access pages on the coundil's website.

The condlitions set out in the report may be subject o such reasonable change as is
necessary 1o ensure aocuracy and enforcesbilty.
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TBH (Sheernass) Lid
Clo Court Lodge Park
Lower Road

West Fareigh

Kent

ME150PD

9 ROROUCH CCL Nl' IL

10 March 2015
PLANNING DECISION NOTICE
APPLICANT: TBH (Sheerness) Ltd
DEVELOPMENT TYPE: Small Major Dwellings
APPLICATION REFERENCE: 14/500861/0UT
PROPOSAL: Outling Planning p«mlulon (all matters except access
reserved) for residential rede t of up to 142

dwellings, Including provision of associated vehicular
and pedestrian access, open space, drainage and
services.

ADDRESS: Former HBC Engineering Site Power Station Road
Haway Minster-on-sea Kent

The Councid hereby GRANTS QUTUNE planning permission subject lo the folowing
Congition(s):

)] Detals relabng 10 the layout, scale and appearanca of the proposad buildngs, and the
landscaping of the site shall be submitted to and approved by the Local Planning
Awthority before any development is commenced

Grounds: In pursuance of Section 82 of the Town and Country Planning Act 1690
as amended by the Planaing and Campulsory Purchase Act 2004

MKPS - Working in Partnership with: Swale Barsugh Council

Piease Note: AR planning related corespondence %or SBC should be sent 1o

Mid Kent Planaing Supgont, Makistone House, King Srest, Maidetone ME1S 6JQ
Tel 01622802738 wemsl planningsupponifimickent gov ok

Access plannng services oning Al www swale gov.uk  of submit an applcaton via
wae.planningoortal gov vk

33

56

ITEM 22




Planning Committee Report — 10 March 2016

Planning Committee Report
11 February 2016

2

3

@

(5}

Application for spprovad of reserved matiers referred Lo in Condition (1) above must be
made not later than the expiration of three years beginning with the date of the grant of
outiing planning permissian.

Grounds: In pursuance of Section 92 of the Town and Country Planning Act 1960
as amended by the Plaaning ard Compaisory Purchase Act 2004,

The developmant to which this perrission refates must be begun net later than
e expiration of two years from the final approval of the reserved matiers cr, in the case
of approval on different dates, the final epproval of e kast such malter to be approved.

Grounds In pursuance of Section 92 of the Town and Country Planning Act 1660
as amended by tha Planning and Compatisory Purchase Act 2004,

The development hereby appraved shall be carned out in accorcanca with the folowing
approved drawings:

Indicative crawings: lccation Plan 3884 PL CO1 raceived 18 June 2014, Altamalive Sita
Layout Rersion D September 2044 receivad 3 Novernber 2014, and

Flanning Application Suppartng Statement, Design and Access Statament, Transport
Assessment and Traved Pan, Flood Risk Assessment, Sustairsbilty and Emargy
Assessment. Statement of Commurity Involvement, Extended Phass 1 Hablal Survey,
Landscape and visual Impact Assessment and Geo-anviconmental Ground Iiwestigation
Update Report received 16 June 2014, and Addandumn to Planning Statemant Ostober
2074 received 3 Novernber 2014,

Grounds For the avoidance of Goubt and in the nlerests of proper planning.

Pursuant to Resarved Malters

Detals pursuart 1o Condition (1) shall ncorporate the Design Code set outin
paragraphs 2.3 to 2.10 of tha Addandum 1o Flanning Statamant October 2014 received
on 3 November 2014,

Grounds: to ensure the implemantation of the development accords with design
principles estatiishad st this outline planring stage.

Datais pursuant to Condaion (1) shall show the extamal boundary tregtments to be used
on the boundanes of the ske, which shall be appraved in writing prior to the
commencement of the development. Davelopment shall be carded out In accordance
with theso approved detalls and thoreatier retaired,

Greunds: In the intarasts of visual smarity,

Detals pursuant to Condson (1) shall demonstrats:

i. haw the propasal will Incorporato measures o encourage and promate
biodiversity and wildlife on the site; and
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(8LY]

] shal incorporste within the soft landscaping an the weetem boundary of the site
hatitat for repthas, Incdludng a cennecting corridor to the public open space 10 the
narth and hibamacida within that public open space.

shal be carried out in accordance with those spproved celads and shal
thereafler be retained and maintained in parpetuity

Grounds: In the intevests of pramoling wildlife and biodivarsity.

The areas shown ¢n the spproved drawings s open waler ahal bs Incorperated into a
Sustainable Urban Drainage System (SUDS) pend and shall be reearved for thet
purpoes only. Details pursuant to Condition (1) ahall include detsils of how foul and
surface water will be drained from the site and now i s 1o be Inatallad Indluding datails of
the location of the sewage pipe. Detale shal aiso demonstrate that for the surface water
run-off ganarsted by the developmeant during ai rain fake wil not exceed 7 Hres par
second per hectans. No pamanent devalopment whather parmitted by the Toan and
Country Planning (General Permitted Devalopment) Order 1996 or not shall be carried
out in the areas 50 shown without the pricr written approval of the Logal Planning
Autherity,

Grounds: To ensure that thase areas sre mads avallable in the interests of the
residential amenities of the anea In pursuance of Policdes £l and C3 of the Swale
Borough Local Plan 2008

Detais pursuant to Condition {1) shall show the results of 3 contaminated land
asscssment (and associated remediation st-ataqy if relevant), baing submitted o and
approved in wiitihg by the Local Pranning Authery, comprsing:

a A desk study and concsplusl moded, based on the histordcal uses of he site and
proposed end-uses, and professionsl opinicn as to whether further lnvestigative
works are required. A sile vestigation siralagy, based on the resu®s of the desk
study, shall te approved by the Local Plarming Authorty priar 1o any intrusive
inveetigations commeancing on site.

b AN Invesigation, Including relevant soil, soll gas, surface and groundwater
sempling, carmiad out by & sullatvy qualified and accredited consultant/contractor
in accordance with 8 Quality Assured samping and analysis methodology.

c A site investigation raport detaling alk Invesygative works and sampling cn she,
together with the results of enalyses, risk assessment to any receptors and &
remediation strategy which shall be of such 3 nature as to render harmiess sy
identified contamination givan the propesed end-use of the site and surrounding
ervironmant, including any controlled waters.

Grounds: To ensure any contaminated 1and I8 adequately dealt with.
Detais pursuant to Condition {1) shall show the public street-lighting columns within the
aevelopment. The developmant shall be carmied out in accordance with the approved

oclalls and thereafter retained unless oinerwise agreed to in wriing by the Local
Planning Autherity,
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(12)

(13)

(14)

Grounds: In the imecasts of public amenity and safety, and to prevent serious
disturbanca to commuting or foraging bats.

Datals pursuant to Condition (1) shall show adequate land reservad for parking or
garaging in accerdance with the adopied Kent Parking Standards and, upon approval of
thae dalsls the parking area shall be provided, surfaced and draned befora any buikling
Is cccupied and shall be retained for the use of the oooupiers of, and visitors to, the
premises, Thereafler, no permanent development, whether or not pemittad Ly $he Toan
and Country Planning {General Permitted Davelopment} Order 1895 (or ary Order
raveking and re-enacting that Order), shall be caried ot on the land so shown or in
such a pesition as to prechude vehioular access 1o thosa resenvad vehicka parking areas.

Grounds: As developmant without adeguate parkng faciites would be Ekely to prejudce
highwary safety and amenty.

Pre Commencement/Fre-consyucton /Pre Occupation

Before any part or agread phase of the davelopment is ocoupied, al remediation works
identified in the contaminated [and assassment shall be carried cut in full (or in phasas
agread in witing by the Local Planning Aughority) on site under & quality assured
scheme fo demonsirate compliance with the preposed methodology and best practice
guidanca. i, during the works, contaminabion is encounterad which has nol prevously
bean identfiad, then the addticnal contamiration shall be fully assessed and an
appropriate remadiation schama egread with the Local Planning ALthority.

Grounds: To ensure any contamingled land 1s adequately daslt wilh.

Upen compleion of the works identified in the contaminated land sssessment. and
tefors any part or agread phass of the development is occuplad, 8 closwre repert shatl
b6 submittad which sha% ncude details of the remaediation works with quality sssurance
cartificates 10 show st the works have baen carried ot in eccordancs with tha
appraved mathodology. Datalls of any post-lemedation samping and analysis 10 show
the site has reachad the required clean-up critara shall be included in the closure report
togathar with the necessary documentalion detsiing what waste matarals have been
remavad from the site.

Grounds: To ensure any contamingted isnd Is sdaquataly dasit with,

No development shal! 1ake piaca unth a Great Crested Newt survey, has been carred
ot In relaton 10 e S48, and he survey resJts have bean approved in writing by the
Local Planning Authority.  Great Crested Newts are found to be using the she, or the
sita is found to have petantial to ba usad 8s habltat, @ stratagy detaling maasuras for
the’r protection from harm during site construction activities, Including detais of an
off-she racepior site (f desmed necassary), shal ba suomittad %0 and approved In
writing by the Local Planning Autharity before developmant is commenced.

Grounds; To minimise harm to profected species or thelr habitst, In sccordance with tha

Wildife and Cauntryside Act 1981 (as amended) and the Conservation of Speciles and
Habitats Ragulations 2010.
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an

(18)

{19)

No development shall teke place until a programme for the suppression of dust cunng
the demoition of existing bullding foundations and former she accass roads and
construction of the development has been submitied 1o and approved Inwriting by the
Local Planning Autherity. The messuree spproved shall be employed throughout the
pericd of demaiticn and construction unlegs any varistion has been aporoved by the
Local Planning Authority.

Grounds: In the irserests of residential amenity.

No developrnent shall lake place until detads of on-sie parking, dwing the constructon
phase, for sile personnel / operatives / visitors, and constructon vehickes loading,
officading or tuming Sress on the sile, has besn submitted to and spproved by the Local
Flarning Authority and thereafter such faclities shall be provided priar to the
commencement of the devalopment snd retained throughout tha construction of the
davelopment.

Grounds: To ensure the construction of the development hereby approved does net
prejudics conditions of highway sefety and amenity,

Duning the construction phase of the davelcpment, adequade precautions shall be 1aken
turing the progress of the works % guard agaest the deposit of muxd and simliar
substances on the public highway

Grounds: To ensure the construction of the development hereby approved doas nat
prejudics conditions of highway safety and amanity.

The praposed estate roads, footways, foolpaths, vergas, juncions, street lighting,
sewsars, drsing, retaining walls, service roues, awrface water outfal, vehicie overhang
margis, embankments, visbiity splays, accasses, cariageway gradients, dive
gradients, car perking and street furniture shall be corstrucied and lald out in
accordanos with detals to be subeniled and approved by the Local Planming Autherity in
weiting before their construction begng. For this purpose, pians and sections, indicating
a3 appropriate, the design, leyout. levels, gradients, materals and method of
construction shall be submitted to the Local Pianning Authority.

Grounds: To ensure that the roads are constructed and lald out in an appropriate
mannar,

Bedore the frst occupation of @ dwelling the following works betwesn that dweling and
the adopted highway shal ba compieted as folows:

A Feotways andlor foctpaths shal be completed, with the exception of the wearing
COUrse;

B Carageways complated, with the excepion of the wesaring course, Incliding the
provisicn of a tuming faclity bayond the dwedling together with related:

1 highway dranage, including off-site works,
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(200

(21)

(23)

(24)

2, Junction visibikty splays,
3. street lighting, streel nameplates and highway structures If any.

Grounde: To ensure that the roads are conetructed and lakd cuk In an sppropeiate
manner,

Othar Conditions.

No cerstruction work In connection wi tha development shak take p'ace on any
Sunday or Bank Holiday, nor on any other day excapt between the following Smes
Mondary to Frigay 0730 - 1800 hours, Saturdays 0830 - 1300 hours unkass in assocation
with an emecgency or with (he priar writtan appeoval of the Locsl Planning Authorty,

Grounds: In the interests of residential amenity.

No development shall be carriad out cthar than in complate accorcance with the
submtied Flood Risk Assessmant. recaved 17 June 2014

Grounds: To ensure the development is designed 1o reduce the risk of floading.

Removal or clearance of vegetation or buildings (If exdsting) from the site shall only be
caried out cutside of bird breeding season (March to August, inclusive) uriess the ste
has first baen examined by a compaetant and qusiifiad acologist detals of the works
submitied to and Aapproved in writing by the Locsl Planning Authosity.  If any breading
birds are prasent on the site all works must cease on that part of the site undl all e
yourg have flacged,

Grounds: Tc minimze ham or disturbance 10 nesting birds, and in accordanca with the
Widife and Courtryside Act 1681,

The development shalt be carried out 1o achieve Level 3 of the Code for Sustainable
Homes (November 2010) for &l housing to be provided, &3 spacified by paragraph 2.10
of the Addendum to Planning Statement received 3 November 2014, A post-construction
certficate shall be submitied within six menths of practical completion demenstraling the
development has been carried out in accordance with this condition.

Grounds: In the interest of pramcting energy effidency and sustainable development,
and in accordance with the submittad detalls.

The Local Plarning Autherity shall be given notice seven days price (o the
commencement of the development hereby appraved, and within a period ending 52
weaks from the date of such nosice (or a lenger period agreéed in writng by the Local
Panning Authority) the off-site highway improvement worke consisting of the provision of
a pedestrian croesing point on Power Station Road, 28 shown on RGP drawing
2014218100 (er such other crossing point design 2 shall be agreed in wiiling by the
Loed‘ planning Authority) shal be constructed and made available for uge by the general
pubic.
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Grounds: be m such pedestian crossing peirt = currently provided and In tha
Interaats of the safety and convenience of padestians IMng in or visiting the residential
devaiopment herebby approved.

Informative(s):
(1) The epplicart / cdevelopar should enter inlo a fermal agreamant with Southem Water 1o
provide the necessary sawerage infrastruciure raquired 10 servica this developmarnt.

Fiaase contact Southern Watar, Sparrowgrove House, Sparrowgrove, Otterbourne,
Hampshye, 5021 25W (tal 0330 30301 19) or www southermwater.co,uk

Piease note you must camply with all the conditions aached to this permission, Otheraisa the
pamissicn may not be valid and any devalopmant may be unautharised

The Councirs approach to this applcation:

to Applicant. APPROVAL

In accordance with paragraphs 186 and 187 of the Nafonal Planning Policy Framework (NPFF),
the Coundil Lakes a positive and proactive approach to development proposals focused on
solutons.  We wark with applicantsiagents in a positive and proactive manner by:

Offering pre-application advice.

Where possibla, suggesting solutions to secure 8 successiul outcome.

As appropeiate, updating applcante/agants of any issues that may erlse in the processng of

In this instance further Information was requested and the application subsequently considered
to be accaptable

<

James Freeman
Head of Planning Services
Swale Borough Council

IMPORTANT - YOUR ATTENTION IS DRAWN TO THE ATTACHED NOTES
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HOTIFICATION TO APPLICANT FOLLOWING REFUSAL OF FERMISEION OR GRANT OF
FERMISSION SUBJECT TO CONDITIONS

Thig dacision does nat give approval of consent kst may be requinsd undar ary aol, bylea,
order af regutation other (han Section 57 of the Town Bnd Courdry Planning S 1980

Appenls Lo the Secrelary of State

10 o &re sggrieved by the decision of your kaeal planning suthorty (LPA]) fo refuse permission
fa* i propased devalaprmsnt, of 10 granl il sutiiset ta Conditions, then you can appeal ba the
Secrelary of Stale {So8) undar Saction TB of the Town and Courtry Flanning A 1880,

Plaase sae "Devalopment TYpe" on page 1 of the decision notice to kdentify which type of
appaal b relevant.

= [l ihis is & doclsion on a planning applicatios redating to the same ar substantially the
same land and developmant & s already the subjed of an anforcement natlce and I
you want 1o appeal against the LPAs dedsion on your applicalion, $en you mast do 50
within 28 days of tha date of this natica

« H an enforcement nobice is sered relating o the same of substantially b same land
ard developmant 83 In your epplication and if you want i appeal against the LPA's
degision on your application, 1hen you must do so within 28 days of he date of service
of the enfercernant nofics, of within § months [12 weeks in the case of 3 housahalder
or minor commancial spolicaton dacision] of the data of this natice, whichever periad
wupires asrliar

= NS i8 a dacision 1D refuse planning permisskan for 8 Householder appiicaton or
Minar Commarcial apglcation and you wanl to appeal the LPA's decision, or ary af the
canditions imposed, then you must do 0 'within 12 weeks of the dals of this notics,

&  In 2l other cases, you wil need %o submit your appeal againat the LPA&'s decisian, or any
of the conditions imposad, within & months of the date of this rotice.

Appaals musl be made using a form which you can gel fiem the Sacrelany of Stabe ol Temple
Quay Housa, 2 Tha Squara, Temple Cuay, Brisicl BS1 8PN ar online at
woec plENAOIRorE. gov ukipes.

Thet 508 can allow a lenger period far ghiing notice of an appaal bul will not normially be
prepered fo use this power unless fhere ame special Sircumn s1aN088 WhICh excusa The dalsy \n

giing notice of appesl.

The Sof nsed nal consider an appeal if it sseme to e Sab that the LPA could not have

prantad planning penmission far the propetad development or coukd not nave granted it wihaut

thar wanditions they Impased, having regard 1o e sLalubory reguiramants, to 1ha provisions of .
any developmeant erder and ta amy directions given under & devalopmant ordar,
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