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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 
Minster On Sea 

APPLICANT Persimmon 
Homes South East & TBH 
(Sheerness) Ltd 

AGENT Victoria Swift 

DECISION DUE DATE 

04/01/16 

PUBLICITY EXPIRY DATE 

04/01/16 

OFFICER SITE VISIT DATE 

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 

access reserved) - Residential redevelopment 

with provision of associated vehicular and 

pedestrian access, open space, drainage and 

services.  The decision notice is appended. 

Approved 10.03.2015 

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 

supermarket (Class A1) and petrol filling 

station. 

Refused 2012 

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). 
 
  



Planning Committee Report – 10 March 2016 DEF ITEM 2 

32 
 

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 II 
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, I 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 I 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 I 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 I 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 I 
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 I 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; 

 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.  I consider the 
submitted details to be acceptable and, whilst I 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.  I 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, I recommend that Members resolve to approve the reserved matters. 
 
11.0 RECOMMENDATION – GRANT Subject to the following conditions: 
 
(1) No development shall take place other than in accordance with the following 

approved plans and drawings: 
 
 RDL-PL01 D; RDL-PL02; 456-ML-PL01; RDL-PL03 B; AN-PL01 B; AN-PL02 A; AN-

PL03 B; HB-PL01 A; HB-PL02 B; CH-PL01 B; SU-PL01 C; SU-PL02 A; SU-PL03 B; 
SU-PL04; HAT-PL01 C; HAT-PL02; CA-PL01 A; CA-PL02 A; CAC-PL01 B; CAC-
PL02 B; LR-PL01 D; LR-PL02 B; LR-PL03 C; LR-PL04; KL-PL01 B; LY-PL01 B; LY-
PL02 C; CD-PL01 C; CD-PL02; CB-PL01 B; 456-SE-PL01 Rev A; AP-PL02 Rev C; 
AP-PL01 Rev A; AP-ST-PL01 A; P1 125_02 Rev B; 456-BTL-PL04 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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