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COMMITTEE – 30 JUNE 2016 PART 4

Report of the Head of Planning

PART 4

Swale Borough Council’s own development; observation on County Council’s 
development; observation of development by Statutory Undertakers and by 
Government Departments; and recommendations to the County Council on ‘County 
Matter’ applications.

4.1 REFERENCE NO - 16/503409/FULL 
APPLICATION PROPOSAL
Proposed use of highway for Sittingbourne Market.

ADDRESS High Street, Sittingbourne, Kent  ME10 4PH.   

RECOMMENDATION – Grant subject to conditions below, and receipt of comments from 
Economic Development Officer.

SUMMARY OF REASONS FOR RECOMMENDATION
The existing market needs to be relocated due to the Forum car park no longer being available 
as a result of the Sittingbourne regeneration scheme.  Use of the High Street for the market 
would not give rise to any serious amenity concerns.

REASON FOR REFERRAL TO COMMITTEE
Council application with local objections.

WARD Chalkwell PARISH/TOWN COUNCIL N/A APPLICANT Swale Borough 
Council

DECISION DUE DATE
16/06/16

PUBLICITY EXPIRY DATE
1/06/16

RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining 
sites):
App No Proposal Decision Date
SW/03/0754 Part change of use of existing Forum car park 

to an open air market trading on Fridays only.
Approved 18.08.2003

1.0 DESCRIPTION OF SITE

1.01 The application site comprises Sittingbourne High Street, which is a defined core 
shopping area, a conservation area, an area of potential archaeological significance, 
and contains a number of listed buildings.
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2.0 PROPOSAL

2.01 The application seeks permission to relocate Sittingbourne Market from the Forum car 
park to the High Street.

2.02 On Fridays the top section of the High Street (between Station Street and Central 
Avenue) would be closed to traffic.  It is proposed to reverse traffic flow along the 
one-way section of Central Avenue (between the High Street and the Post Office) on 
Fridays to allow vehicles to enter the High Street from Central Avenue and use the 
lower, eastern half of the High Street.

2.03 On Saturdays it is proposed to continue the current practice of closing the whole High 
Street (from Station Street to Bell Road) to traffic.

3.0 PLANNING CONSTRAINTS

3.01 See paragraph 1.01 above.

4.0 POLICY AND OTHER CONSIDERATIONS

4.01 The National Planning Policy Framework (NPPF) and National Planning Practice 
Guidance (NPPG) both generally encourage developments that would contribute to a 
healthy and vibrant economy, subject to no serious adverse impacts.

4.02 Policies SP1, SP3, SP7 and B1 of the adopted Swale Borough Local Plan 2008 
(SBLP2008) support and encourage developments that would contribute to a 
sustainable and vibrant economy, and that would provide community uses and “bring 
life back into town centres” (SBLP2008 para. 2.66).  

4.03 SBLP2008 policies SP6 and T5 seek to ensure that all developments are well served 
by and well related to public transport links, and encourage sustainable modes of 
transport.

4.04 SBLP2008 policies E1, E14, E15 and E19 seek to ensure that all developments do 
not give rise to any serious amenity concerns, are of a good standard of design, and 
do not cause serious harm to conservation areas and listed buildings.

4.05 Policies CP1, CP4, CP6 and CP8 of the emerging Local Plan – Bearing Fruits – are 
similarly general policies.  More specifically, policy DM2 encourages new retail 
opportunities within town centre locations, and policy Regen 1 refers to the wider aims 
of the Sittingbourne regeneration project and notes the redevelopment of the Forum 
car park area for cinema and restaurants.

4.06 The Swale Transport Strategy 2014-2031 (Consultation Draft 2014) notes, at para. 
3.8, that the Government has issued a grant of £2.5 million towards the Sittingbourne 
Town Centre Regeneration scheme, and at Table 8 it states that this regeneration and 
public realm improvement scheme is necessary to “increase the vitality of the town 
centre and make it more attractive for walking and visiting.”  

4.07 The document also notes, in general, that a key aim of the strategy is to encourage 
use of sustainable and public transport, and in particular to increase use of buses by 
50% by 2031 and ensure that buses are “accessible for all” (Table 7).  It also notes, 
however, that currently only 2% of the Borough’s population uses buses to travel to 
work (Table 3).
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4.08 Of particular importance is Table 11, which states at section A6 (and the preceding 
paragraphs) that the relocation of Sittingbourne market to the high street is necessary 
as part of the wider infrastructure delivery plan, and to meet the aims of the Strategy.

5.0 LOCAL REPRESENTATIONS

5.01 The application was advertised by way of a site notice and letters to local residents / 
businesses.  As a result the following responses have been received:

5.02 Chalkwell buses object to the application on the grounds that the closure of the High 
Street will “have serious adverse affects on public transportation and discourage its 
use.”  They also suggest that the proposal is contrary to the aims of the Swale 
Transport Strategy 2014-2031, of which one aim is to encourage the use of public 
transport.  They suggest that redirection of services to St Michaels Road or the rear 
of the Forum on individual days would increase costs and inconvenience or confuse 
customers.  I attach their complete objection for reference.

5.03 Two letters of objection have been received from local residents, raising the following 
summarised concerns:

- Loss of High Street bus stops.  Will make it difficult for elderly or disabled people.
- Bus stop at rear of Forum won’t be able to cope with additional traffic.
- The market “is not worth saving let alone expanding.”
- Market should be held on Saturdays only.
- If the market is successful will this cause local shops to move out?

5.04 No other representations received.

6.0 CONSULTATIONS

6.01 The Council’s Economy and Community Services Manager comments that local bus 
operators (including Chalkwell) were involved in discussions regarding the town 
centre regeneration, and that KCC Highways & Transportation favour the provision of 
one central bus hub at the rear of the Forum rather than individual bus stops along the 
High Street.

6.02 I await comments from the Council’s Economic Development team.

6.03 No other representations received.

7.0 BACKGROUND PAPERS AND PLANS

7.01 Of relevance is application SW/03/0754, which granted planning permission in 2003 
for use of part of the Forum car park for a market on Fridays.

8.0 APPRAISAL

Principle of Development

8.01 Relocation of the market would retain an economic facility / activity within the town 
centre, and contribute to the vitality and viability of the High Street.  In this regard the 
proposal accords with adopted local and national policy and I consider it to be 
acceptable in principle.  
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Visual Impact

8.02 The proposal would have little visual impact beyond that normally associated with 
markets, i.e. the stalls would be prominent and visible for part of the day, but removed 
at the end of trading until the following week.  Therefore, although the site High 
Street is a very prominent location and subject to formal designation as a 
conservation area, I do not consider that the holding of a market on two days each 
week would significantly harm the character or appearance of the area.  Nor do I 
consider that there would be any serious impact upon the setting of the listed 
buildings along the High Street.

8.03 I consider that a market (which is being run by a new cooperative with the aims of 
emulating Faversham market) in such a prominent location would actually be a benefit 
to the town in terms of general levels of activity and vibrancy, and may encourage 
additional footfall to the benefit of local shops and services.

Residential Amenity

8.04 There are a number of flats above the shops in the High Street, but I do not consider 
that a market on two days a week would give rise to any serious amenity concerns 
over and above the normal functioning of the core shopping area.  There may, in 
fact, be a slight benefit to residents as pedestrianisation would reduce local traffic 
noise for part of the week.

Highways

8.05 I have no serious concerns in regards to highway safety and amenity, and note that 
the covering letter confirms that trader’s vehicles could be parked in Albany Road or 
to the rear of the High Street shops – these are permit controlled areas and thus the 
Council could ensure such facilities were not abused or over-subscribed.

Other Matters

8.06 I note the objection from Chalkwell buses, who (in essence) object to not being able to 
follow their normal route down the High Street on a Friday (the High Street already 
being closed off on a Saturday), and share concerns with local residents that elderly 
or disabled people won’t be able to access the bus stops at the Forum or on the 
eastern part of the High Street.

8.07 I do not share their concerns however.  It is approximately 120m from the bus stop 
by Berry Street (adjacent to Edinburgh Woollen Mill) to the one at the rear of the 
Forum, or 370m to the one at the eastern end of the High Street (by St Michael’s 
church).  Whilst I note some people may have mobility problems, this is not a 
significant distance and would not, in my opinion, seriously inconvenience bus users.  
It would also be possible to notify travellers that the service would be subject to 
change in advance (although I do appreciate that there may be a cost involved), much 
the same as would have occurred when the High Street was originally pedestrianised 
on Saturdays.

8.08 Neither do I consider it too onerous for the bus service to divert around the closed 
section of the High Street.  Alternative routes are available down Station Street to the 
rear of the Forum, or by using Park Road, Avenue of Remembrance, and Central 
Avenue (which will be reversed, as at 2.02 above) to reach the lower end of the High 
Street – a total diversion of 650m.
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8.09 In this regard I consider that, although perhaps causing minor inconvenience to some 
bus users and requiring a minor traffic diversion, the proposal would meet the aims of 
the Swale Transport Strategy.

9.0 CONCLUSION

9.01 Whilst I note local objection I consider that the use of the High Street for a market on 
two days of the week would be a benefit to the town and the local community, and 
would not give rise to any serious issues of amenity that would justify a reason for 
refusal.  I also note that the market is required to relocate in order to facilitate the 
town centre regeneration scheme.

9.02 Taking the above into account I recommend that planning permission should be 
granted, subject to receipt of comments from the Council’s Economic Development 
officer.

10.0 RECOMMENDATION – GRANT Subject to the following conditions:

1. The development to which this permission relates must be begun not later than the 
expiration of three years beginning with the date on which the permission is granted.

Reason: In pursuance of Section 91 of the Town and Country Planning Act 1990 as 
amended by the Planning and Compulsory Purchase Act 2004.

2. The use of the area hereby permitted shall be restricted to the hours of 7 am to 5 pm 
on Fridays and Saturdays, and shall not take place at any time on any other days.

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

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 application was acceptable as submitted and no further assistance was 
required.

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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