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BOROUGH COUNCIL

AGENDA
PLANNING COMMITTEE MEETING

Date: Thursday, 12 January 2023
Time: 7.00 pm
Venue: Council Chamber, Swale House, East Street, Sittingbourne, ME10 3HT*

Membership:

Councillors Cameron Beart, Monique Bonney, Richard Darby, Steve Davey, Oliver Eakin,
Tim Gibson (Chair), James Hall, Mike Henderson, James Hunt, Elliott Jayes (Vice-Chair),

Peter Marchington, Ben J Martin, Ken Rowles, David Simmons, Paul Stephen,
Tim Valentine and Tony Winckless.

Quorum =6

Information about this meeting
*Members of the press and public can listen to this meeting live. Details of how
to join the meeting will be added to the website by 11 January 2023.

Recording and Privacy Notice

Swale Borough Council is committed to protecting the security of your personal
information. As data controller we process data in accordance with the Data
Protection Act 2018 and the UK General Data Protection Regulation.

This meeting may be recorded. The recording will be retained in accordance
with the Council’s data retention policy and may be published on the Council’s
website. By entering the chamber and by speaking at a meeting, whether in
person or online, you are consenting to being recorded and to the recording
being published.

When joining a meeting online, your username will be visible to others in
attendance. In joining the meeting you are consenting to us processing your
username. You may use a pseudonym as your username but the use of an
inappropriate name may lead to removal from the meeting.

If you have any questions about how we look after your personal information or
your rights under the legislation, please email
dataprotectionofficer@swale.gov.uk.

1. Emergency Evacuation Procedure

Visitors and members of the public who are unfamiliar with the building
and procedures are advised that:
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(@) The fire alarm is a continuous loud ringing. In the event that a fire
drill is planned during the meeting, the Chair will advise of this.

(b) Exit routes from the chamber are located on each side of the room,
one directly to a fire escape, the other to the stairs opposite the lifts.

(c) Inthe event of the alarm sounding, leave the building via the nearest
safe exit and gather at the assembly point on the far side of the car
park. Do not leave the assembly point or re-enter the building until
advised to do so. Do not use the lifts.

(d) Anyone unable to use the stairs should make themselves known
during this agenda item.

Apologies for Absence
Declarations of Interest

Councillors should not act or take decisions in order to gain financial or
other material benefits for themselves, their families or friends.

The Chair will ask Members if they have any disclosable pecuniary
interests (DPIs) or disclosable non-pecuniary interests (DNPISs) to declare
in respect of items on the agenda. Members with a DPI in an item must
leave the room for that item and may not participate in the debate or vote.

Aside from disclosable interests, where a fair-minded and informed
observer would think there was a real possibility that a Member might be
biased or predetermined on an item, the Member should declare this and
leave the room while that item is considered.

Members who are in any doubt about interests, bias or predetermination
should contact the monitoring officer for advice prior to the meeting.

Minutes

To approve the Minutes of the Meeting held on 8 December 2022 (Minute
Nos. 507 — 511) as a correct record.

Part B reports for the Planning Committee to decide

5.

Deferred Item
To consider the following application:
21/505722/0OUT 128 High Street Newington Sittingbourne Kent ME9 7JH

Members of the public are advised to confirm with Planning Services prior
to the meeting that this application will be considered at this meeting.

Requests to speak on these items must be registered with Democratic
Services (democraticservices@swale.gov.uk or call us on 01795 417328)
by noon on Wednesday 11 January 2023.
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6. Report of the Head of Planning Services 129 -
306

To consider the attached report (Parts 2, 3 and 5).

The Council operates a scheme of public speaking at meetings of the
Planning Committee. All applications on which the public has registered
to speak will be taken first. Requests to speak at the meeting must be
registered with Democratic Services (democraticservices@swale.gov.uk
or call 01795 417328) by noon on Wednesday 11 January 2023.

Issued on Tuesday, 3 January 2023

The reports included in Part | of this agenda can be made available
in alternative formats. For further information about this service, or
to arrange for special facilities to be provided at the meeting, please

contact DEMOCRATIC SERVICES on 01795 417330. To find out
more about the work of the Planning Committee, please visit
www.swale.gov.uk

Chief Executive, Swale Borough Council,
Swale House, East Street, Sittingbourne, Kent, ME10 3HT
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Agenda Iltem 5

SWALE BOROUGH COUNCIL

PLANNING SERVICES

Planning Items to be submitted to the Planning Committee

12 JANUARY 2023

Standard Index to Contents

DEFERRED ITEMS Items shown in previous Minutes as being deferred from that
meeting may be considered at this meeting

PART 1 Reports to be considered in public session not included elsewhere
on this Agenda

PART 2 Applications for which permission is recommended
PART 3 Applications for which refusal is recommended
PART 4 Swale Borough Council’'s own development; observation on

County Council’s development; observations on development in
other districts or by Statutory Undertakers and by Government
Departments; and recommendations to the County Council on
‘County Matter’ applications.

PART 5 Decisions by County Council and the Secretary of State on appeal,
reported for information

PART 6 Reports containing “Exempt Information” during the consideration
of which it is anticipated that the press and public will be excluded

ABBREVIATIONS: commonly used in this Agenda

CDA Crime and Disorder Act 1998

GPDO The Town and Country Planning (General Permitted Development) (England)
Order 2015

HRA Human Rights Act 1998

SBLP Swale Borough Local Plan 2017
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INDEX OF ITEMS FOR PLANNING COMMITTEE =12 JANUARY 2023

. Minutes of last Planning Committee Meeting
. Deferred Items
o Minutes of any Working Party Meetings

DEFERRED ITEMS

Def Iltem 1 21/505722/OUT

PART 2
2.1
2.2
2.3
2.4
25
PART 3
3.1

3.2

3.3
PART 5
INDEX
5.1
5.2
5.3
5.4
5.5

5.6

22/504876/FULL

22/500601/FULL

22/500602/LBC

22/505172/FULL
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22/504256/FULL
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Report to Planning Committee — 12 January 2023 DEF ITEM 1

PLANNING COMMITTEE - 12 JANUARY 2023 DEFERRED ITEM
Report of the Head of Planning
DEFERRED ITEMS

Reports shown in previous Minutes as being deferred from that Meeting

DEFITEM 1 REFERENCE NO - 21/505722/0UT

APPLICATION PROPOSAL

Outline application for demolition of existing residential dwelling, and for the erection of up to 46
residential dwellings, including affordable housing, with access from A2 High Street (Access
only being sought).

ADDRESS 128 High Street Newington Sittingbourne Kent ME9 7JH

RECOMMENDATION Grant subject to conditions and Section 106 agreement with delegated
authority to amend the wording of the s106 agreement and of conditions as may reasonably be
required.

SUMMARY OF REASONS FOR RECOMMENDATION

The proposed development would provide additional housing both market and affordable
adjacent to a settlement identified on the settlement strategy as a tier 4 settlement. Due to the
Council’s lack of 5-year housing supply the tilted balance in accord with the National Planning
Policy Framework applies. The proposal benefits are considered, on balance, to outweigh the
harm.

No objection has been raised by statutory consultees and the scheme has been subject to an
independent highway review which has concluded that the proposal is compliant with local and
national highway policies. On balance, the proposal is considered to be acceptable and is
recommended for approval.

REASON FOR REFERRAL TO COMMITTEE

Newington Parish Council Objection
This application was originally deferred by the Planning Committee on 10" November 2022

WARD Hartlip, Newington PARISH/TOWN COUNCIL APPLICANT Mr Andrew
And Upchurch Newington Wilford

AGENT
DECISION DUE DATE PUBLICITY EXPIRY DATE CASE OFFICER
03/02/22 15/09/22 Corinna Griffiths

1. BACKGROUND

1.1 This application was first reported to the Planning Committee on 10" November 2022 where
Members resolved “That application 21/505722/OUT be deferred to allow an independent
highways assessment of the application to be undertaken.”

Page 9



Report to Planning Committee — 12 January 2023 DEF ITEM 1

1.2

1.3

2.1

2.2

3.1

3.2

3.3

3.4

The independent highway advice as referred to above has been obtained and is included at
Appendix 1.

I have also included the original committee report at Appendix 2, which sets out the
description of the site, relevant policies, local representations, consultations and the
appraisal of the scheme - as such | will not repeat these details here. The original appendix
of the original committee report (Newington Parish Council Comments) is reattached an
Appendix 3, and the previous tabled papers for this item included at Appendix 4 and 5. As a
result, the form that this supplementary report will take will be to discuss the independent
highway advice received and how this has informed the recommendation reached by
Officers.

CONSULTATIONS
The following consultation responses have been received since the last committee report:

Newington Parish Council have commissioned further highway advice from Railton dated
14" November. A copy of this is attached at Appendix 6. The Railton comments raise the
following concerns;

- Visibility splay would require third party land (132 High Street), and not been
demonstrated that the proposed access achieves the necessary visibility standards.

- The submitted Technical Note has presented selective information to exaggerate the
risks associated with the existing situation for vehicular access to 132 High Street

- It has not been demonstrated that the proposed access arrangements do not lead to
a reduction in highway safety in relation to access to the parking area of No. 132 High
Street

- The applicant has failed to demonstrate that the proposed development will not have
an unacceptable impact in relation to highway safety.

- The Technical Note does not deal with the absence of a safe pedestrian route to local
facilities, the absence of feasible mitigation at the Key Street roundabout, the lack of
credible air quality mitigation and the failure to consider cumulative impact.

APPRAISAL

As set out above, in addition to the detailed assessment of highway related matters
undertaken by KCC Highways during the course of the application, since the application was
deferred at the 10" November 2022 committee meeting, an in depth independent review of
the highway issues has been carried out.

The independent review is provided in full in Appendix 1. As part of this review a site visit
was carried out. The following conclusions by the Council’s Consultant have been reached:

“Overall, the design of the access is in line with the Kent Design Guide and is acceptable in
principle, subject to detailed design.

In relation to the visibility assessment reviewed:
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Report to Planning Committee — 12 January 2023 DEF ITEM 1

3.5

3.6

3.7

3.8

3.9

3.10

3.11

Visibility is achievable to the required splays, at an offset of 0.29m, which is minor
and is deemed acceptable.

e These types of direct access on the High Street (A2) seem commonplace, with
several vehicles required to reverse onto or from High Street (A2) for residential
access.

e A review of the Personal Injury Collision (PIC) data provided as part of the TA does
not show any apparent cause for accident when accessing these dwellings.

¢ We accept the comments made by KCC Highways in relation to the slight offset in
visibility splay and acknowledge that the 20mph speed reduction to the west of the
access will also help mitigate vehicle speeds on this approach.

o With that said, we advise that should outline planning permission be granted, a
condition is attached requiring the visibility splays to be reassessed using
topographical data to ensure confidence in accuracy of the achievable splays.

We have our concerns relating to retaining access to 132 High Street, however, acknowledge
that no other alternative can be provided which suits both existing and proposed land uses.
It is also acknowledged that the manoeuvre into the existing access is not ideal, and the
proposal appears no worse.

The identified section of PROW ZR61 should be upgraded to facilitate pedestrian movements
to and from the site. If this is not considered feasible, then a formal crossing point should be
provided in the vicinity of the main site access to fully facilitate journeys on foot, especially
trips to and from Newington train station.

The TRICS assessment is considered suitable for a development of this size.

A Travel Plan (TP) is required to support the application, should it be progressed to help
mitigate the issues identified and promote sustainable travel within the immediate area. This
should be secured via a planning condition.”

Therefore, subject to conditions regarding visibility splays and a travel plan, the independent
highways advice raises no objection regarding the proposed site access sought under this
outline planning application. The additional conditions are as worded below and are included
at numbers 35 and 36.

Visibility splays; “No part of the development shall be brought into use until visibility splays
of 2.4m x 42.5m to the west and 2.4m x 38.4m to the east (or 2.4m x 43m if measured 0.29m
from the channel line) of the access are provided at the junction with High Street (A2) as
demonstrated on topographical survey base map have been submitted to and approved in
writing by the Local Planning Authority. The development shall only then be carried out in
accordance with the approved details.

Reason: To ensure safe and suitable visibility splays can be fully achieved at the proposed
site access point in the interests of highway safety.”

Travel Plan: “Prior to the occupation of the units hereby approved, a Travel Plan, to reduce
dependency on the private car, has been submitted to and approved in writing by the Local
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Report to Planning Committee — 12 January 2023 DEF ITEM 1

3.12

3.13

3.14

3.15

4.1

Planning Authority. The Travel Plan shall include objectives and modal split targets, a
programme of implementation, proposals to promote alternative forms of transport to and
from the site, other than by the private car and provision for monitoring, review and
improvement. Thereafter, the Travel Plan shall be put into action and adhered to throughout
the life of the development, or that of the Travel Plan itself, whichever is the shorter.

Reason: To reduce dependency on the private car”

| do recognise that local residents and Members have raised concerns regarding the impact
of the proposal upon highway safety and amenity. However, now in addition to KCC
Highways raising no objection (subject to conditions which have been recommended), | am
in receipt of very detailed independent highway advice which clearly sets out that the design
of the access is in line with the Kent Design Guide and is acceptable in principle, subject to
detailed design. On this basis | can reach no other conclusion than that the proposal would
not give rise to harm to highway safety and amenity nor give rise to a severe impact upon
the road network (the tests set out in the relevant policies) and is acceptable in this regard.

With regard to pedestrian connectivity, the proposal offers pedestrian connectivity to
Callaways Lane and footways linking to the village centre via recent development at The
Tracies, utilising part of PROW ZR61, and a financial contribution of £10,764.00 is sought to
the enhance the public footpath network (as per para 7.150 and 7.155 of the original
committee report at Appendix 2). The comments by KCC Highways and the independent
highway advice advise that if the link is not viable or feasible for any reason, then they request
the creation of a crossing point in the vicinity of the main site access to fully facilitate journeys
on foot. This would be controlled via the S.106 agreement to ensure the site has suitable
pedestrian connection links.

The comments provided by Railton on behalf of Newington Parish Council notes that the
applicants Technical Note does not deal with the absence of a safe pedestrian route to local
facilities, the absence of feasible mitigation at the Key Street roundabout the lack of credible
air quality mitigation and the failure to consider cumulative impact. The first point has been
addressed in the paragraph above; and these points have been addressed in the original
committee report at Appendix 2 at paras 6.25-6.41; 6.55-6.66; 7.49-7.58; 7.109-7.126; and
7.148-7.157 of the original committee report at Appendix 2.

Further to the original committee report at para 7.11 which set out that the Council had a 4.8
year Housing Land Supply, the Council has an updated housing land supply position as
published in December 2022. The latest published position within the ‘Statement of Housing
Land Supply 2021/22 Swale Borough Council December 2022’, identifies that the Council
has a 4.83 year Housing Land Supply. As a result, the Council cannot demonstrate a 5 year
supply a presumption in favour of sustainable development must be applied under paragraph
11 of the NPPF.

CONCLUSION

The application was originally heard at Planning Committee on 10" November 2022 where
Officers recommended approval. Since this time an independent highway review has been
carried out. The review has been attached in full with a very clear conclusion being drawn
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Report to Planning Committee — 12 January 2023 DEF ITEM 1

4.2

4.3

4.4

4.5

4.6

4.7

4.8

by the Council’s consultant that the proposal is compliant with the relevant local and national
highway policies, subject to conditions which are attached.

The proposed development would result in new residential development outside the defined
settlement boundary of Newington. The proposed development would result in the loss of a
small section of agricultural land and the development of greenfield land. The proposal would
see a degree of localised landscape harm and impact to the setting of the High Street
Conservation Area.

However, the Local Authority cannot demonstrate a 5-year housing land supply. The titled
balance is therefore applicable to the site as is not located within a protected area nor within
an identified local level of landscape importance.

The proposal would provide additional housing, including the provision of 18 on-site
affordable units in the Borough adjacent to a settlement boundary on the development
hierarchy strategy. There would be modest positive benefits of improving the economic and
social vitality of the area (during construction and through the introduction of new residents).

The site is in a sustainable location, being within walking distance to the facilities and services
within Newington, and with walking distance to public transport facilities (bus and train
station) that serve Newington. There would be other benefits from the scheme including the
37% Net Gain in Biodiversity and aim to achieve 50% reduction in CO2. The proposal would
be considered to have a moderate weight in meeting an environmental objective.

The proposal would include a contribution to improve the surfacing of Public Footpath ZR61
(to provide a 1.5m wide all-weather surface), which will enhance pedestrian connectivity
within Newington.

The proposal is considered on balance acceptable and is recommended for approval.

On the basis of the above, in the event that the Planning Committee was minded to refuse
the scheme for reasons related to highway impacts, | consider there would be a high
likelihood that such a refusal would not be credible at appeal. This is based on the fact that
both KCC Highways and separately an independent highway consultant has assessed the
scheme in detail and concluded that the proposals are in accordance with the relevant local
and national highway policies. At an appeal it would be expected that the Council was able
to defend reasons for refusal with appropriate technical evidence. In this case, the lack of
any technical evidence to support a reason for refusal on these grounds would, as well as
likely resulting in an Inspector allowing an appeal, also mean in my view that there would be
a high risk of costs being awarded against the Council at an appeal in such a scenario.

RECOMMENDATION

Grant subject to conditions and Section 106 agreement with delegated authority to amend
the wording of the s106 agreement and conditions as may reasonably be required.

CONDITIONS to include

Grampian Conditions

1)  No development shall occur on site until information has been submitted
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Report to Planning Committee — 12 January 2023 DEF ITEM 1

2)

demonstrating for the written approval by the Local Planning Authority that prior
extraction of the Brickearth mineral is either:

A. unviable or;

B. further testing of the mineral demonstrates it is not usable or mineral extraction
would result in significant adverse impacts upon protected species or habitats;
neighbouring properties; land levels; or archaeology or;

C. full prior extraction of the viable deposits of the Brickearth has been completed to
the satisfaction of the planning authority in consultation with Kent County Council as
the minerals authority.

The details shall include assessments to determine whether brickearth extraction
would impact upon protected species or habitats; neighbouring properties; land
levels; or archaeology. The above criteria a.to b. to be agreed as appropriate, in
writing, with the Local Planning Authority (who shall consult Kent County Council).

The development shall thereafter be carried out in accordance with the approved
detalils.

Reason: To ensure that the safeguarded mineral is not sterilised

No dwellings shall be occupied, until the Key Street highway improvement contract
has been awarded.

Reason: In the interest of highways capacity

Related to outline nature and requirements of the RMA

3)

4)

5)

Details relating to the landscaping, layout, scale and appearance of the proposed
dwelling(s) shall be submitted to and approved by the Local Planning Authority before
any development is commenced.

Reason: In pursuance of Section 92 of the Town and Country Planning Act 1990 as
amended by the Planning and Compulsory Purchase Act 2004.

Application for approval of reserved matters referred to in Condition (3) above must
be made not later than the expiration of three years beginning with the date of the
grant of outline planning permission.

Reason: In pursuance of Section 92 of the Town and Country Planning Act 1990 as
amended by the Planning and Compulsory Purchase Act 2004.

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

Reason: In pursuance of Section 92 of the Town and Country Planning Act 1990 as
amended by the Planning and Compulsory Purchase Act 2004.
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Report to Planning Committee — 12 January 2023 DEF ITEM 1

6)

Prior to the submission of a reserved matters application, a design code shall be
submitted to and approved in writing by the Local Planning Authority. The design code
shall be based upon the Site Parameter Plan drawing 23254C/150_A; and Design and
Access Statement, and shall include the following —
- Alocal study (regarding urban design, landscape character and architecture). The
local study will cover.
i. Urban form,
ii. Block pattern and size,
iii. Development to space relationships, such as building heights to street widths,
iv. Open space typologies,
v. Built response to topography,
vi. Local Landscape Characters at national and Local levels,
vii.  Local habitats and species as well as patterns of vegetation,
viii.  Boundary treatments,
ix.  Architectural vernacular and details

A design strategy for buildings, to include housing mix, density and massing,

architectural treatment, the use of feature buildings in key locations, principles for

the use of external materials, boundary treatments, and provision of car parking.

The masterplan shall be based on a design response to the local study.

- Principles for establishing character areas

- Principles for road hierarchy, pedestrian and cycle connections, including the
alignment, width, lighting and surface materials to be used

- A strategy for street tree planting

- Principles for the layout to accommodate and respond to existing landscape
features within the site.

- Design of the public realm, including principles for the design and layout of public
open space, areas for play, lighting, street furniture and sustainable urban drainage

- A strategy to provide open space, footpath and cycle linkages.

The reserved matters shall be designed to accord with the approved Design Code.

Reason: In the interests of providing a high-quality layout and design for the
development.

7) A) Before the submission of reserved matters and any brickearth extraction, the

applicant (or their agents or successors in title) shall secure and have reported a
programme of archaeological field evaluation works, in accordance with a specification
and written timetable which has been submitted to and approved by the local planning
authority.

B) Following completion of archaeological evaluation works, no development (including
any brickearth extraction) shall take place until the applicant or their agents or
successors in title, has secured the implementation of any safeguarding measures to
ensure preservation in situ of important archaeological remains and/or further
archaeological investigation and recording with a specification and timetable which has
been submitted to and approved by the local planning authority.

C) Within 6 months of the completion of archaeological works a Post-Excavation
Assessment Report shall be submitted to and approved in writing by the local planning
authority. The Post-Excavation Assessment Report shall be in accordance with Kent
County Council’s requirements and include:

a. a description and assessment of the results of all archaeological investigations
that have been undertaken in that part (or parts) of the development;
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Report to Planning Committee — 12 January 2023 DEF ITEM 1

8)

9)

10)

11)

b. an Updated Project Design outlining measures to analyse and publish the
findings of the archaeological investigations, together with an implementation
strategy and timetable for the same;

c. a scheme detailing the arrangements for providing and maintaining an
archaeological site archive and its deposition following completion.

D) The measures outlined in the Post-Excavation Assessment Report shall be
implemented in full and in accordance with the agreed timings.

Reason: To ensure appropriate assessment of the archaeological implications of any
development proposals and the subsequent mitigation of adverse impacts through
preservation in situ or by record

The development hereby permitted shall be carried out in accordance with the following
approved drawings, documents and mitigation set out within:

Site Location Plan (23254C/25_D); Proposed Site Access (15809-H-01 Rev P4);
Parameter Plan (23254C/150_A); Transport Statement (dated September 2021) and
Addendum (dated March 2022); Landscape and Visual Appraisal (dated September
2021); Planning Statement (dated October 2021), Design & Access Statement (dated
October 2021); Preliminary Ecological Appraisal (dated October 2021); Noise
Assessment (dated September 2021); Flood Risk Assessment (dated August 2021);
Arboricultural Report (dated September 2021); Air Quality Assessment (dated August
2021, Addendum (dated January 2022) and Air Quality Mitigation Statement (dated
July 2022); Minerals Resource Assessment (dated August 2022).

Reason: For the avoidance of doubt and in the interests of proper planning.

The development hereby permitted shall consist of no more than 46 residential units
(Use Class C3) and the detailed design shall strictly accord with the following
Parameter Plan 23254C/150_A

Reason: For the avoidance of doubt and in the interests of proper planning.

An accommodation schedule shall be provided with the reserved matters application.
The accommodation schedule shall demonstrate a range of housing types (including
both market and affordable units) are provided which reflects the findings of the current
Strategic Housing Market Assessment or similar needs assessment (or most recent
standard) as well as making provision for wheelchair adaptable dwellings and
wheelchair user dwellings as part of the housing mix.

Reason: To ensure there is a mix and size of dwellings to meet the future needs of
households

The details submitted pursuant to condition (3) shall show adequate land, reserved for
the parking or garaging of cars; suitable storage for cycle parking; and electric vehicle
charging provision (in accordance with the currently adopted Kent County Council
Vehicle Parking Standards and Swale Parking SPD or most recent relevant standards)
which land shall be kept available for this purpose at all times and no permanent
development, whether permitted by the Town and Country Planning (General
Permitted Development) (England) Order 2015 (as amended) (or any order revoking
or re-enacting that Order) or not shall be carried out on such land (other than the
erection of a private garage or garages) or in a position as to preclude vehicular access
thereto; such land and access thereto shall be provided prior to the occupation of the
dwelling(s) hereby permitted. All Electric Vehicle chargers provided must be to Mode 3
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Report to Planning Committee — 12 January 2023 DEF ITEM 1

12)

13)

14)

15)

standard (providing a minimum of 7kw) and SMART (enabling Wifi connection).
Approved models are shown on the Office for Low Emission Vehicles Homecharge
Scheme approved chargepoint model list:
https://www.gov.uk/government/publications/electric-vehicle-homecharge-scheme-
approved-chargepoint-model-list

Reason: Development without adequate provision for the parking or garaging of cars
is likely to lead to car parking inconvenient to other road users, and interests of air
quality.

The development shall be completed strictly in accordance with details in the form of
cross-sectional drawings through the site showing proposed site levels and finished
floor levels which shall have been submitted to and approved in writing by the Local
Planning Authority as part of the reserved matters application.

Reason: In order to secure a satisfactory form of development having regard to the
sloping nature of the site.

With the submission of the reserve matters application an ecological and landscape
management plan, Must be submitted to the Local Planning Authority for written
approval. The submitted report shall include:

a) Overview of the habitats and species to be retained/create on site.

b) Methodology to create / enhance the habitats on site.

c) Overview of the management

d) Detailed timetables of the proposed management — capable of being a 5 year rolling
plan

e) Habitat plans

f) Updated BNG Metric

g) Details of ecological enhancements to be incorporated in to the open space and
buildings.

h) Details of on going monitoring and management plan reviews

i) The enhancement should include, but is not limited to, the following:

a. Native species

b. Bird and bat boxes/integrated features

c. Insect boxes and bricks d. Hedgehog highways

e. Log piles

The plan shall be carried out in accordance with the approved details and retained for
the lifetime of the development.

Reason: To contribute to protecting and enhancing biodiversity, and improving the
aesthetic value of the development as well as resident’s well-being.

With the first reserved matters application, a lighting design plan for biodiversity will be
submitted to, and approved in writing by, the local planning authority. The plan will
show the type and locations of external lighting, demonstrating that areas to be lit will
not disturb bat activity. All external lighting will be installed in accordance with the
specifications and locations set out in the plan and will be maintained thereafter. No
external lighting other than agreed subject to this condition shall be installed on site
without the prior consent of the local planning authority.

Reason: In the interests of protected species.

The development shall be designed to achieve a water consumption rate of no more
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Report to Planning Committee — 12 January 2023 DEF ITEM 1

16)

17)

18)

than 110 liters per person per day, and no dwelling shall be occupied unless the notice
for that dwelling of the potential consumption of water per person per day required by
the Building Regulations 2015 (As amended) has been given to the Building Control
Inspector (internal or external).

Reason: In the interests of water conservation and sustainability.

The details submitted pursuant to Condition (3) above shall demonstrate how
principles relating to minimising the opportunities for crime and anti-social behaviour
have been incorporated in the layout, landscaping and building design.

Reason: In the interests of minimising the opportunities for crime and anti-social
behaviour.

The details submitted pursuant to Condition (3) above shall show dwellings extending
to no more than 2 storeys in height.

Reason: In the interests of complementing the character and appearance of existing
development in the vicinity of the site.

The reserved matters application shall include the following reports along with all other
drawings and documents as required for validation purposes:

e Tree Protection Plan

e Design and Access Statement

e Landscaping Design Statement

e Landscaping and Visual Impact Assessment; and

e Energy and Sustainability Statement

Reason: In order that the Council is satisfied with the details of the proposed
development and in the interest of proper planning

Pre-Commencement

19)

Prior to the commencement of the development, a Brick Earth Extraction Method

Statement shall be submitted to and approved in writing by the Local Planning

Authority. The extraction of brick earth shall then be carried out in accordance with

the approved Brick Earth Extraction Method Statement and in line with IAMQ’s 2016

Mineral Dust Guidance which shall include mitigation measures to minimise any

potential impacts and shall include the following where relevant:

¢ Routing of lorries between the site and the brickworks

¢ An indicative programme for carrying out the works

¢ Measures to minimise the production of dust from the site

o Measures to minimise noise (including vibration) generated by the extraction
process to include the careful selection of machinery and use of noise mitigation
barriers

e Maximum noise levels expected 1m from the affected facade of any residential
unit adjacent to the site

e Measures to prevent the transfer of extraneous material onto the public highway

e The location and design of any site administration building or structure.

Reason: In the interests of residential and highway amenity.

Page 18



Report to Planning Committee — 12 January 2023 DEF ITEM 1

20) The development hereby permitted shall not be commenced until the following
components of a scheme to deal with the risks associated with contamination of the
site shall have been submitted to and approved, in writing, by the Local Planning
Authority:

a) A site investigation (phase 2), based the phase 1 assessment to provide
information for a detailed assessment of the risk to all receptors that may be
affected, including those off site.

b) A remediation method statement (RMS) based on the site investigation results
and the detailed risk assessment (phase 2). This should give full details of the
remediation measures required and how they are to be undertaken. The RMS
should also include a verification plan to detail the data that will be collected in
order to demonstrate that the works set out in the RMS are complete and
identifying any requirements for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action. Any changes to these
components require the express consent of the Local Planning Authority. The
scheme shall thereafter be implemented as approved.

c) A Verification Report shall be submitted upon completion of the works and shall
include full verification details as set out in the verification plan. This should
include details of any post remediation sampling and analysis, together with
documentation certifying quantities and source/destination of any material
brought onto or taken from the site. Any material brought onto the site shall be
certified clean.

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

21) Prior to the commencement of the development a Construction Method Statement shall
be submitted to and approved in writing by the Local Planning Authority. The document
shall be produced in accordance with the Code of Construction Practice and BS5228
Noise Vibration and Control on Construction and Open Sites, the Control of Dust from
Construction Sites (BRE DTi Feb 2003) and the Institute of Air Quality Management
(IAQM) 'Guidance on the Assessment of Dust from Demolition and Construction'. The
approved Statement shall be adhered to throughout the construction period. This shall
include details relating to:

(i)  The control of noise and vibration emissions from construction activities
including groundwork and the formation of infrastructure, along with
arrangements to monitor noise emissions from the development site during the
construction phase;

(i)  The loading and unloading and storage of plant and materials on site;

(i)  The erection and maintenance of security hoarding including decorative
displays and facilities for public viewing, where appropriate;

(iv) The control and suppression of dust and noise including arrangements to
monitor dust emissions from the development site during the construction
phase;

(v) Measures for controlling pollution/sedimentation and responding to any
spillages/incidents during the construction phase;

(vi) Measures to control mud deposition off-site from vehicles leaving the site;

(vii) The control of surface water drainage from parking and hard-standing areas
including the design and construction of oil interceptors (including during the
operational phase);

(viii) The use if any of impervious bases and impervious bund walls for the storage
of oils, fuels or chemicals on-site; and
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22)

23)

24)

(ix) The location and size of temporary parking and details of operatives and
construction vehicle loading, off-loading and turning and personal, operatives
and visitor parking

(x) Phasing of the development

Reason: In the interests of the amenities of the area

Prior to commencement of development, a detailed strategy for the control of noise
and vibration during any piling activities shall be submitted to and approved by the
Local Planning Authority and all measured approved shall be implemented
throughout the construction phase.

Reason: In the interests of the amenities of the area

Prior to the commencement of development (including vegetation clearance and prior
to any brickearth works), an ecological mitigation strategy must be submitted to the
Local Planning Authority for approval. The submitted report shall include:

a) Updated Preliminary Ecological Appraisal assessing if the existing ecological
information is still valid.

b) Recommended specific species surveys.

c¢) Overview of the mitigation required

d) Detailed methodology to implement mitigation.

e) Maps showing retained habitat and mitigation areas.

f) Maps showing the location of any off site mitigation areas.

g) Landowner agreements for the retention and management of the off site mitigation
areas.

h) A detailed method statement for the removal or long-term management
/eradication of invasive species on the site.

i) Timings of when the works will be carried out.

j) Details of who will be carrying out the works.

k) Interim management plan for habitats retained on site.

The development shall be carried out in accordance with the approved details and
retained for the lifetime of the development. The plan must be implemented as
approved.

Reason: To protect biodiversity

Development shall not begin in any phase until a detailed sustainable surface water
drainage scheme for the site has been submitted to (and approved in writing by) the
local planning authority. The detailed drainage scheme shall be based upon the
Flood Risk Assessment prepared by DHA dated August 2021 and shall demonstrate
that the surface water generated by this development (for all rainfall durations and
intensities up to and including the climate change adjusted critical 100 year storm)
can be accommodated and disposed of without increase to flood risk on or off-site.

The drainage scheme shall also demonstrate (with reference to published guidance):

¢ that silt and pollutants resulting from the site use can be adequately managed to
ensure there is no pollution risk to receiving waters.

e appropriate operational, maintenance and access requirements for each drainage
feature or SuDS component are adequately considered, including any proposed
arrangements for future adoption by any public body or statutory undertaker.

The drainage scheme shall be implemented in accordance with the approved
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25)

26)

27)

Prior

details.

Reason: To ensure the development is served by satisfactory arrangements for
the disposal of surface water and to ensure that the development does not
exacerbate the risk of on/off site flooding. These details and accompanying
calculations are required prior to the commencement of the development as they
form an intrinsic part of the proposal, the approval of which cannot be
disaggregated from the carrying out of the rest of the development

Submission of a Construction Management Plan before the commencement of any
development on site to include the following:

(a) Routing of construction and delivery vehicles to / from site

(b) Parking and turning areas for construction and delivery vehicles and site
personnel

(c) Timing of deliveries

(d) Provision of wheel washing facilities

(e) Temporary traffic management / signage

The development shall be carried out in accord with the approved Construction
Management Plan at all times unless otherwise agreed in writing by the local planning
authority (who shall consult Kent County Councils Highways).

Reason: In the interests of highway safety

Prior to the construction of any dwelling in any phase details of the materials and
measures to be used to increase energy efficiency and thermal performance and
reduce carbon emissions and construction waste shall be submitted to and approved
in writing by the local planning authority. The development shall be carried out in
accordance with the approved materials and measures.

Reason: In the interest of promoting energy efficiency and sustainable development.

Before development commences details shall be submitted for the installation of fixed
telecommunication infrastructure and High-Speed Fibre Optic (minimal internal speed
of 1000mbps) connections to multi point destinations and all buildings including
residential, commercial and community. The infrastructure installed in accordance
with the approved details during the construction of the development, capable of
connection to commercial broadband providers and maintained in accordance with
approved details.

Reason: To provide high quality digital infrastructure in new developments as
required by paragraph 114 NPPF.

to above ground level works

28)

No development beyond the construction of foundations shall take place until details in
the form of samples of external finishing materials, including hard surfaces to be used
in the construction of the development hereby approved have been submitted to and
approved in writing by the Local Planning Authority, and works shall be implemented
in accordance with the approved details.

Reason: In the interest of visual amenity.
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29)

No development beyond the construction of foundations shall take place until full details
of both hard and soft landscape works have been submitted to and approved in writing
by the Local Planning Authority. The details shall demonstrate the biodiversity net gains
in as per Condition 13. These details shall include existing trees, shrubs and other
features, planting schedules of plants, noting species (which shall be native species
and of a type that will encourage wildlife and biodiversity ), plant sizes and numbers
where appropriate, means of enclosure, hard surfacing materials, lighting, bollards,
street furniture (including waste bins), cycle linkages, wayfinding, permeability of all
hard surfaces, materials, use of planting to provide privacy and defensible areas and
an implementation programme. All new streets must be tree lined.

All hard and soft landscape works shall be carried out in accordance with the approved
details. The works shall be carried out prior to the occupation of any part of the
development or in accordance with the programme submitted to and agreed in writing
with the Local Planning Authority.

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.

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

Pre-Occupation

30)

31)

32)

Occupation of the development is to be phased and implemented to align with the
delivery by Southern Water of any sewerage network reinforcement required to
ensure that adequate waste water network capacity is available to adequately drain
the development.

Reason: In the interests of sewer network capacity

No building on any phase (or within an agreed implementation schedule) of the
development hereby permitted shall be occupied until a Verification Report, pertaining
to the surface water drainage system and prepared by a suitably competent person,
has been submitted to and approved by the Local Planning Authority. The Report shall
demonstrate the suitable modelled operation of the drainage system where the system
constructed is different to that approved. The Report shall contain information and
evidence (including photographs) of details and locations of inlets, outlets and control
structures; landscape plans; full as built drawings; information pertinent to the
installation of those items identified on the critical drainage assets drawing; and, the
submission of an operation and maintenance manual for the sustainable drainage
scheme as constructed.

Reason: To ensure that flood risks from development to the future users of the land
and neighbouring land are minimised, together with those risks to controlled waters,
property and ecological systems, and to ensure that the development as constructed
is compliant with and subsequently maintained pursuant to the requirements of
paragraph 165 of the National Planning Policy Framework.

Where infiltration is to be used to manage the surface water from the development

hereby permitted, it will only be allowed within those parts of the site where
information is submitted to demonstrate to the Local Planning Authority’s satisfaction
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33)

34)

35)

36)

37)

38)

that there is no resultant unacceptable risk to controlled waters and/or ground
stability. The development shall only then be carried out in accordance with the
approved details.

Reason: To protect vulnerable groundwater resources and ensure compliance with
the National Planning Policy Framework.

Prior to the occupation of any of the units hereby permitted the approved access as
show on the approved plans including 15809-H-01 Revision P4 shall have been
completed and brought into use and maintained as such thereatfter.

Reason: In the interest of the local highway network.

Prior to first occupation of the development herby approved details of a motorbike
inhibitor at the junction of the proposed pedestrian link with public footpath ZR61 shall
be submitted to and approved in writing by the Local Planning Authority (in consultation
with KCC Public Rights of Way). The inhibitor shall meet KCC specifications, and be
sited within the development site at the boundary to restrict access to the public
footpath. The approved details shall be implemented prior to first occupation of the
development and maintained as such thereafter.

Reason: To protect pedestrian users of the footpath and prevent unauthorised (cycles
and motorbikes) accessing to the footpath.

No part of the development shall be brought into use until visibility splays of 2.4m x
42.5m to the west and 2.4m x 38.4m to the east (or 2.4m x 43m if measured 0.29m
from the channel line) of the access are provided at the junction with High Street (A2)
as demonstrated on topographical survey base map have been submitted to and
approved in writing by the Local Planning Authority. The development shall only then
be carried out in accordance with the approved details.

Reason: To ensure safe and suitable visibility splays can be fully achieved at the
proposed site access point in the interests of highway safety.”

Prior to the occupation of the units hereby approved, a Travel Plan, to reduce
dependency on the private car, has been submitted to and approved in writing by the
Local Planning Authority. The Travel Plan shall include objectives and modal split
targets, a programme of implementation, proposals to promote alternative forms of
transport to and from the site, other than by the private car and provision for monitoring,
review and improvement. Thereafter, the Travel Plan shall be put into action and
adhered to throughout the life of the development, or that of the Travel Plan itself,
whichever is the shorter.

Reason: To reduce dependency on the private car

Notwithstanding the provisions of Class A, Part 2, Schedule 2, of the Town and Country
Planning (General Permitted Development) (England) Order 2015 (as amended) or any
order revoking and re-enacting that Order, no fences, gates walls or other means of
enclosure shall be erected within the application site.

Reason: In the interests of visual amenity.

No construction work in connection with the development shall take place on any

Sunday or Bank Holiday, nor on any other day except between the following times:-
Monday to Friday 0730 - 1800 hours, Saturdays 0800 - 1300 hours unless in
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association with an emergency or with the prior written approval of the Local Planning
Authority.

Reason: In the interests of amenity

39) No impact pile driving in connection with the construction of the development shall take
place on the site on any Saturday, Sunday or Bank Holiday, nor on any other day
except between the following times :- Monday to Friday 0900 - 1700 hours (to include
reasonable periods of reprieve) unless in association with an emergency or with the
prior written approval of the Local Planning Authority.
Reason: In the interests of amenity

INFORMATIVES

The Council’s approach to the application

In accordance with paragraph 38 of the National Planning Policy Framework (NPPF), July 2018
the Council takes a positive and proactive approach to development proposals focused on
solutions. We work with applicants/agents in a positive and creative way by offering a pre-
application advice service, where possible, suggesting solutions to secure a successful outcome
and as appropriate, updating applicants / agents of any issues that may arise in the processing of
their application.

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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Technical Mote

Highways Review

Project 21/505722/0UT - High  Street, |Job No | 1000007836
Mewington
Subject Highways Review Issue 02
Prepared by OR/RF Date 16/12/2022
Approved by EM Date 16/12/2022
Introduction
1.1 Swale Borough Council (SBC) commissioned Project Centre (PCL) to provide a

Technical Note (TN) reviewing highway matters relating to:

* Qutline application for demolition of existing residential dwelling and
erection of up to 46 residential dwellings, including affordable housing,

with access from A2 High Street (Access only being sought).

1.2 A Transport Assessment (TA) and Design and Access Statement were

submitted in support of the application in October 2021.

1.3 Subsequent information has been submitted by the applicant for

consideration, which is identified below.
14 To summarise:

* Overall, the design of the access is in line with the Kent Design Guide

and is acceptable in principle, subject to detailed design.
* |n relation to the visibility assessment reviewed:

o Visibility is achievable to the required splays, at an offset of

0.29m, which is minor and is deemed acceptable.

o These types of direct access on the High Street (A2) seem
commonplace, with several vehicles required to reverse onto or

from High Street (A2) for residential access.
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o A review of the Personal Injury Collision (PIC) data provided as
part of the TA does not show any apparent cause for accident

when accessing these dwellings.

o We accept the comments made by KCC Highways in relation to
the slight offset in visibility splay and acknowledge that the
20mph speed reduction to the west of the access will also help

mitigate vehicle speeds on this approach.

o With that said, we advise that should outline planning permission
be granted, a condition is attached requiring the visibility splays
to be reassessed using topographical data to ensure confidence

in accuracy of the achievable splays.

* 'We have our concerns relating to retaining access to 132 High Street,
however, acknowledge that no other alternative can be provided which
suits both existing and proposed land uses. It is also acknowledged that
the manoeuvre into the existing access is not ideal, and the proposal

appears no Worse.

*+ The identified section of PROW ZR61 should be upgraded to facilitate
pedestrian movements to and from the site, If this is not considered
feasible, then a formal crossing point should be provided in the vicinity
of the main site access to fully facilitate journeys on foot, especially

trips to and from MNewington train station.

= The TRICS assessment is considered suitable for a development of this

size.

* A Travel Plan (TP} is required to support the application, should it be
progressed to help mitigate the issues identified and promote
sustainable travel within the immediate area. This should be secured via

a planning condition.
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KCC Highways and Newington Parish Council Comments

2.1 KCC Highways has provided commentary in relation to highways matters,
which are provided in Appendix A. Comments raised by Railton, an
independent transport consultant, acting on behalf of Newington Parish

Council are also provided.

2.2 We have taken into consideration the points raised by KCC and Railton as

part of this review.

PCL Review

31 Our review of the submitted information relating to the proposed access

arrangement is discussed below and includes:
= [DHA's Transport Assessment (TA) dated September 2021,
* DHA's Transport Technical Mote (TN) dated March 2022,
+  Visibility Splay Drawing: H-01 - P4,
+ Vehicle Swept Path Drawing: T-03-P1,
= Design and Access Statement (DAS),

* Correspondence from or on behalf of KCC and Mewington Parish

Council.

Proposed Access

3.2 The applicant seeks outline planning permission for a vehicle and pedestrian

access onto High Street (A2), for up to 46 residential dwellings.

3.3 To accommodate the proposed access, it is understood that 128 High Street
(residential dwelling) is to be demolished to provided appropriate width for a

minor access road, in line with the Kent Design Guide. This includes:
= 5.5m wide carriageway,
* Om kerb radi at access,

* 1.8m wide footway and verge on western side of access (3.6m wide

total).

3.4 We note the design outlined in the TA and that shown in Drawing: H-01 — P4,

shows different kerb radii of 12m. We assume these radii were increased to
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accommodate larger vehicles accessing the site from High Street (A2), as

shown in the refuse tracking plans provided in Appendix H of the TA,

3.5 We acknowledge that swept path analysis has been provided for a 4.7 1m estate

car, demonstrating access to and from the site from High Street (A2).

3.6 Overall, the design of the access is in line with the Kent Design Guide and is
acceptable in principle, subject to detail design. Additional comments in

relation to access to 132 High Street are discussed in a later section.

bl

37 The applicants visibility assessment includes:

* Original visibility splay assessment of 24m x 42.5m to the west and

24m x 34.8m to the east, measured “1m from channel line’.

+ Following comments from KCC Highways, visibility plans were revised
noting 2.4m x 42.5m to the west and 2.4m x 38.4m to the east (or 2.4m

x 43m if measured 0.29m from the channel lineg).

* The 0.29m offset was considered acceptable by KCC given the presence
of drainage gullies to influence the positioning of motorbikes. In
addition, it was noted that a 20mph speed restriction has recently been
introduced just to the west of the access, and this is likely to reduce

speeds on the approach.

38 As per the latest access drawing appended to the submitted TN, third party
land is used at 132 High Street to achieve the visibility splay. We acknowledge
the concerns raised by Railton in relation to this, however, a 0.29m offset is

considered relatively minor.
3.9 Following a site visit in December 2022 by PCL, we note:

* The neighbouring property at 132 High Street has an existing 1.5m high
wall at the back of the footway. It is unlikely that this property will build
the wall out any further as this would block their off-street parking

acCess,

* These types of direct access on the High Street (42) seem commonplace,
with several seeming to require vehicles to reverse onto or from High

Street (A2) for residential access.
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* A review of the Personal Injury Collision (PIC) data provided as part of
the TA does not show any apparent cause for accident when accessing

these dwellings.

= ‘We accept the comments made by KCC Highways in relation to the
slight offset in visibility splay and acknowledge that the 20mph speed
reduction to the west of the access will also help mitigate vehicle speeds

on this approach.

3.10 If the proposal is to be granted planning permission, we advise that a condition
is attached requiring the visibility splays to be reassessed using topographical
data to ensure confidence in accuracy of the achievable splays.

in We note the applicants drawings are based on OS5 mapping, which does come

with a degree of inaccuracy and does not accurately depict the existing wall at
132 High Street.

Access to 132 High Street

312 In relation to 132 High Street:

* |t is understood that vehicle access is to be retained, with vehicles
relating to this dwelling anticipated to turn onto the new access road

before reversing into the existing driveway.

o The current arrangement requires vehicles to reverse onto the

driveway from High Street (A2).
313 KCC Highways commented:

* The proposed access arrangement was reviewed and it was considered
that the swept path analysis was assisted by the new junction when
turning into the existing property.

* Also, that the lower levels of activity and speed along the site access

than the A2, would mean less chances of conflict than at present.

* The proposed junction has been subjected to an independent Stage 1
Road Safety fudit, and this has not raised any concerns over the design

of the access.
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3.14 We acknowledge comments made by Railton, noting the RSA Stage 1 did not
identify any safety issues relating to the parking area at 132 High Street, which

was a potential omission by the safety auditor.

3.15 While we cannot confirm this, we do agree that no evidence has been provided
to support the statement in the Technical Note that “adequate visibility to a
vehicle accessing the parking space can be achieved from approaching vehicles
on the A2".

3.16 As shown in Figure 1, the carriageway of High Street (A2) is set some distance
below the parking area of 132 High Street, which could impede visibility for
left turning vehicles into the site, when vehicles are reversing into the parking
area of 132 High Street.

Figure 1: Visibility to East on High Street (A2) With Identified Parking Area

-~ 3

3.17 That said, we note that movements relating to the site and 132 High Street are
relatively low and conflict between these two movements would be unlikely.

3.18 Although we have our concerns relating to retaining access to 132 High Street,

we acknowledge that no other alternative can be provided which suits both
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existing and proposed land uses. It is also acknowledged that the manoeuvre

into the existing access is not ideal, and the proposal appears no worse,

3.19 In addition, it is considered under the discretion of the highway authority to
make the final decision around the suitability of the access arrangement, which
KCC Highway are satisfied with the additional information provided by the
applicant.

Pedestrian Links

3.20 As mentioned, a 1.8m footway is proposed on the western side of the access,
which is in line with the Kent Design Guide. It is understood that a 1.0m
footway will be provided around the eastern junction shoulder, to facilitate
crossing opportunities across the mouth of the junction which will be provided

with tactile paving and dropped kerbs. This is supported.

3.1 We do have some concern relating to the lack of pedestrian crossing facilities
on Hight Street {A2), which will allow future residents to access local facilities

including Newington railway station.

3.22 KCC Highway comments relating to pedestrian accessibility to and from the

site, note:

*= ‘Westbound journeys on foot from the access would require crossing the
A2fHigh Street, and that there would be insufficient carriageway space
to create a pedestrian refuge. However, the carriageway is of a width
and visibility along this section sufficient that it can be crossed by most

pedestrians in safety.

* The site also offers pedestrian connectivity to Callaways Lane and
footways linking to the village centre via recent development at The
Tracies, utilising part of PROW ZR61. This route lies on more of a direct
desire line towards local amenities on High Street, when coming from
the proposed dwellings.

+ Az a minimum, the section of PROW ZR61 that facilitates this link would
therefore need to be improved to the standard recommended by Public
Rights of Way in their consultation. This link is confirmed on the
submitted movement parameter plan and would therefore expect it to

be realised if this site were to come forward for reserved matters.
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e Ifitappears thatit was not viable, for any reason, then we would reserve
the right to request the creation of a crossing point in the vicinity of

the main site access to fully facilitate journeys on foot.

3.23 It is acknowledged that High Street (A2) is constrained in relation to available
carriageway width, however, providing no enhanced pedestrian connectivity
goes against both KCC and Swale planning policy, specifically those relating

to providing infrastructure to support trips by sustainable transport.

3.24 Callaways Lane and The Tracies does provide more direct access into the site
from the High Street retail area and Newington train station, however, also
provided narrow footpaths which will not be suitable for all users.

Figure 2: Callaways Lane Looking South

3.25 With that said, this route does avoid the need for crossing High Street (A2). If
pedestrian access was to be only via the A2, pedestrians traveling to and from
the west would be forced to cross the main road, due to the southern footway

stopping abruptly approximately 100m west of the proposed access point.

3.26 A signalised crossing is provided on High Street (A2), within Newington (west
of Callaways Lane, which will help accommodate those crossing the road, when

travelling to and from the village centre and Newington train station.
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Figure 3: High Street (A2) Looking West

3.27 In line with KCC Highway comments, we agree that at a minimum, the
identified section of PROW ZR61 should be upgraded to facilitate pedestrian
movements to and from the site, If this is not considered feasible, then a formal
crossing point should be provided in the vicinity of the main site access to fully

facilitate journeys on foot.

3.28 Failing to provide any improvements to pedestrian infrastructure within the
immediate area, notably PROW ZR61 and then subsequently High Street (A2)
(if upgrades to PROW ZR61 are not feasible), would result in 2 noncompliance
with:

e Local Transport Plan 4 (LTP4): Delivering Growth without Gridlock 2016-
2031

o Outcome 3: Safer travel - Policy: Provide a safer road, footway
and cycleway network to reduce the likelihood of casualties and
encourage other transport providers to improve safety on their

networks.

Page 9

Page 35



Report to Planning Committee — 12 January 2023 DEF ITEM 1

APPENDIX 1

PROJECT
CENTRE

Trip Generation and Assessment

3.29 We have reviewed the trip generation analysis as part of the TA and the TRICS
outputs provided in Appendix |. We consider these suitable for a development

of this yield.

3.30 We note that the site will generate around 20 and 21 two-way trips in the
morning and evening peak periods, respectively. This equates to around one
vehicle exiting or entering the site every three minutes during the peak

periods, which is considered low.

3.31 As highlighted by KCC, once these trips are further distributed across the
network, the volume of traffic would not be considered severe in relation to
NPPF and is unlikely to impact on this section of the highway network, which

we would agree with.

Iravel Plan

332 It is considered that a Travel Plan (TP) is required to support the application,
should it be progressed.

3.33 The site is in Newington Air Quality Management Area (AQMA) and therefore
sustainable modes of travel to and from the site should be promoted to ensure
the already low levels of acceptable air quality are not exacerbated by

increasing traffic on the network.

3.34 Although we acknowledge that this development as standalone would not
cause severe traffic impacts, we are aware of several residential developments

within the immediate area which are under consideration or committed.

3.35 These developments combined will have a cumulatively impact on the road
network (in relation to capacity and air quality) and therefore sustainable
incentives should be promoted from the start if cutline planning permission is

granted.

3.36 The TA notes that the proposals are seen to comply with all relevant national
and local transport planning policies, however, no considerations have been

made by the applicant relating to:

* Local Transport Plan 4 (LTP4): Delivering Growth without Gridlock 2076-
2031,
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o QOutcome 2: Affordable and accessible door-to-door journey -
Policy: Promote affordable, accessible and connected transport
to enable access for all to jobs, education, health and other

Services.

o Outcome 4: Enhanced environment - Policy: Deliver schemes to
reduce the environmental footprint of transport and enhance the

historic and natural environment.

o Outcome 5: Better health and wellbeing - Policy: Provide and
promote active travel choices for all members of the community
to encourage good health and wellbeing and implement

measures to improve local air quality.
# Bearing Fruits 2037: The Swale Borough Local Plan (2017),
o Policy CP2 — Promoting Sustainable Travel,
o Policy DM - Managing transport demand and impact.

3.37 It is considered that a TP could help mitigate the issues identified and promote
sustainable travel within the immediate area. The TP should be secured as part

of a planning condition, should cutline planning permission be granted.

Conclusions
4.1 To conclude:

*  Overall, the design of the access is in line with the Kent Design Guide

and is acceptable in principle, subject to detailed design.
* In relation to the visibility assessment reviewed:

o Visibility is achievable to the required splays, at an offset of

0.29m, which is minor and is deemed acceptable.

o These types of direct access on the High Street {A2) seem
commonplace, with several vehicles required to reverse onto or

from High Street (A2) for residential access.

o A review of the Personal Injury Collision (PIC) data provided as
part of the TA does not show any apparent cause for accident

when accessing these dwellings.
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o We accept the comments made by KCC Highways in relation to
the slight offset in visibility splay and acknowledge that the
20mph speed reduction to the west of the access will also help

mitigate vehicle speeds on this approach.

o With that said, we advise that should outline planning permission
be granted, a condition is attached requiring the visibility splays
to be reassessed using topographical data to ensure confidence

in accuracy of the achievable splays.

* 'We have our concerns relating to retaining access to 132 High Street,
however, acknowledge that no other alternative can be provided which
suits both existing and proposed land uses. It is also acknowledged that
the manoeuvre into the existing access is not ideal, and the proposal

appears no Worse.

# The identified section of PROW ZR61 should be upgraded to facilitate
pedestrian movements to and from the site. If this is not considered
feasible, then a formal crossing point should be provided in the vicinity
of the main site access to fully facilitate journeys on foot, especially

trips to and from Mewington train station.

# The TRICS assessment is considered suitable for a development of this

Size.

* A Travel Plan (TP} is required to support the application, should it be
progressed to help mitigate the issues identified and promote
sustainable travel within the immediate area. This should be secured via

a planning condition.
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Appendix A - KCC & Newington Parish Council Commentary
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KCC Highways Review Comments

KCC's Highways and Transportation Team has provided commentary in relation to
highways matters, which are summarised below. We have therefore taken into

consideration the points raised by KCC as part of our review.

Response Dated 4/02/22

* Trip Generation

o KCC were satisfied with the submitted TRICS trip rates presented in the
applicant’s TA and considered these to be robust in accordance with accepted

practice.

o Trip rates were provided for the site, noting 46 dwellings would generate 21
wehicle movements in the &M peak hour and 20 vehicle movements in the

PM peak hour.
* Trip Distribution

o KCC accepted that additional vehicle movements would not result in a very
negligible impact on the local highway network., however, because additional
movements would be generated, Section 106 contributions were sought, as
part of a condition, to undertake planned highway capacity improvements at

the nearby Key Street roundabout.
. Access Proposals

o Mew access road is noted to be provided in accordance with Kent Design
Guide principles to adequately serve the proposed size of development and

cater to pedestrian movements,

o A stage 1 Road Safety Audit (R58) was undertaken and its recommendations
approved, however KCC requested tracking plans to be submitted to address

the recommendations.

o Visibility splays provided caused some concern to KCC Highways, who
questioned whether the footway to the east of the access road was in fact
2.3m as shown on the access plan, and therefore whether adequate splays

could be achieved.
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o Pedestrians travelling eastwards would have to cross the A2, where there is
no crassing facility at present, and KCC notes there is insufficient width to

install a pedestrian refuge.
. Parking Provision

o Parking was acknowledged to be addressed at the reserved matters stage.

Response Dated 18/03/22

* Additional information submitted at this stage included access drawings
addressing the Road Safety Audit, with revised sightlines shown. However, in
regard to the visibility splays, KCC deemed that a 43m y-distance would be the

requirement to be drawn from the carriageway edge.

* KCC noted that access arrangements for 132 High Street would need to be re-
addressed, due to the existing vehicular access for Number 132 being directly on
top of the proposed junction radius. The applicant was required to submit further

details to alleviate this concern.

Response Dated 25/08/22

. The applicant submitted a Transport Technical Mote (TN) dated March 2022 in
light of comments previously made by KCC. The TN provided an update access
drawing illustrating turning movements could be made from 132 High Street
using the newly proposed junction {access road into the site) without vehicles

having to overrun onto the A2,

. KCC were satisfied with the submitted swept paths, and therefore no further

concerns were raised over the design of the access.

* Furthermore, the TN illustrated that the previously requested visibility splays
could be achieved for a 30mph road. This was deemed acceptable and KCC also
noted that a 20mph speed limit had been introduced west of the proposed
access, outside MNo. 63 High Street, which, they reported, is likely to slow

eastbound traffic down further.

Response Dated 5/09/22

* Additional information submitted at this stage concerned a Mineral Resource
Assessment, which did not alter the Highway Authority's wviews on the

development proposals.
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. A number of conditions were requested by KCC, including:
= Submission of a Construction Management Plan (CMP);
o Provision and permanent retention of vehicle parking spaces and garages
shown:
o Provision of Electric Vehicle Charging Points (EVCP) for each dwelling;
o Provision and permanent retention of cycle parking facilities;
o Completion and maintenance of the access; and
o Section 106 contributions towards highway improvements to Key Street.

Mewington Parish Council Comments

Response Dated 27/08/22

Mewington Parish Council commissioned Railton TPC Ltd to carry out a review of the

transport and highways implications of the development associated with this planning

application.

It is noted that this objection was submitted after the submission of the applicant’s TN

mentioned above (dated March 2022), however, the objection does not take the TN and

its amendments into consideration.

The main objections raised by Railton on behalf of Newington Parish Council include:

. Highway safety at proposed site access, namely wvisibility splays, which the

objection deems unacceptable due to being 1m offset from the carriageway and

only achieving 39m visibility to the east of the access;

. Lack of a safe pedestrian route to local facilities and a critique of the highway

authority’s judgment that the carriageway at this section of the A2 is of sufficient

width and visibility for the majority of pedestrians to traverse without difficulty,

which, the objection deems unacceptable due to the difficulty posed to

vulnerable road users of not having sufficient width for a pedestrian refuge island;

* Lack of mitigation for increased vehicle movements at the Key Street roundabout

(KCC later request a 5106 contribution for such improvements);

. Lack of credible air quality mitigation, namely:
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o A contribution towards a local e-bicycle hire scheme being inappropriate for

the location of the development; and

o Contributions towards an annual bus pass for each dwelling and a three-year
Mational Railcard per dwelling being unlikely to shift 10% of vehicle trips to

public transport due to lack of capacity on buses and infrequency of rail

Services.

* Failure to consider cumulative impact — the objection suggests the highway
authority have not given encugh consideration to other development sites locally

and states that locally, the cumulative traffic impact could be severe,

Response Dated 14/11/22

Further to the Parish Council's objection dated in August 2022, a further submission was
made having considered further submitted information from the applicant. This review

highlights the following key highway concerns:

* That the new access road 15 inappropriate considering the proposed
intensification of the site:

. That a further RSA should be undertaken due to the access arrangement having

changed since the first drawings were submitted in support of the application;

* Once again concerns are mentioned in regards to the overall impact on highway

safety and discourages additional vehicles being added to the local highway
network.
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2.5 REFERENCE NO - 21/505722/0UT

APPLICATION PROPOSAL

Outline application for demolition of existing residential dwelling, and for the erection of up to 46
residential dwellings, including affordable housing, with access from A2 High Street (Access only

being sought).

ADDRESS 128 High Street Newington Sittingbourne Kent ME9 7JH

RECOMMENDATION Grant subject to conditions and Section 106 agreement with delegated
authority to amend the wording of the s106 agreement and of conditions as may reasonably be

required.

SUMMARY OF REASONS FOR RECOMMENDATION

The proposed development would provide additional housing both market and affordable
adjacent to a settlement identified on the settlement strategy as a tier 4 settlement. Due to the
Council’s lack of 5-year housing supply the tilted balance in accord with the National Planning
Policy Framework applies. The proposal benefits are considered, on balance, to outweigh the

harm.

REASON FOR REFERRAL TO COMMITTEE
Newington Parish Council Objection

WARD Hartlip, Newington
And Upchurch

PARISH/TOWN COUNCIL
Newington

APPLICANT Mr Andrew Wilford
AGENT

DECISION DUE DATE
03/02/22

PUBLICITY EXPIRY DATE
15/09/22

CASE OFFICER
Corinna Griffiths

Planning History

SW/90/0956
GARAGE
Grant of Conditional PP

1. DESCRIPTION OF SITE

1.1 The application site comprises an existing residential dwelling (no. 128 High Street) and
its garden, and land located to the rear previously used as paddocks and is currently a
grassed open field with several derelict sheds/outbuildings/containers. The plot is
approximately 2.66 hectares in area.

1.2 The site is located on the southern side of the High Street (A2) in Newington. Part of the
site is within the settlement boundary (the existing dwelling and garden area to the
south). The remainder of the site is outside the settlement boundary, and therefore
within the open countryside.

1.3 The site is accessed via a track located between No. 128 High Street and No. 132 High
Street. The track also serves as an access to the rear for No. 132 High Street.
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1.4

15

1.6

1.7

1.8

2.1

2.2

2.3

24

2.5

The site is broadly regular in shape, extending south to a restricted byway (ZR64) that
runs from Callaways Lane to access the adjacent field network. The land raises gently to
the south. The topographical survey shows the north-eastern boundary of the site at
circa +31.40m AOD, with the western boundary circa +38.50m AQOD.

Public Footpath (ZR61) is situated to the west of the site boundary, that runs from The
Tracies southwards and links up with the restricted byway at the south of the site.

There is limited vegetation on site itself with the majority confined to the boundaries
where there is a range of extensive hedgerows running along the west and eastern
boundaries to no defined edge other than boundary fencing.

There are listed buildings close to the application site: a Grade Il listed milestone at 89
High Street is situated 13m to the north of the site entrance (on the opposite side of the
A2); and the Grade Il Lion House is situated 45m to the north-west (from north-west
corner of site).

The application site lies to the southeast of the Newington High Street Conservation
Area, and to the northeast of the Newington Manor Conservation Area.

PROPOSAL

Outline planning consent is sought for the demolition of existing residential dwelling and
erection of up to 46 residential dwellings, including affordable housing, with access from
A2 High Street.

At this stage the only detailed element being sought is the access. Other matters such
as layout, scale, appearance, and landscaping will be controlled by reserved matters.

In terms of the access, vehicular access to the site will be derived from a new priority
junction with the A2 High Street, to be formed via No. 128 High Street (which would be
demolished) and the adjacent access track. This would take the form of a priority
junction with a 5.5m carriageway width and a 1.8m footway on the western side can be
sited in this location. Kerb radii of 6.0m would be provided at each shoulder of the
access to accommodate larger vehicle movements. The proposed access design is
shown on drawing no. 15809-H-01 Revision P4

The proposal would result in a net increase of 45 dwellings, as the proposal seeks the
demolition of an existing dwelling.

The supporting documents have outlined an illustrative housing mix, comprising 46 no.
dwellings (including 5no. flats), not exceeding 2 storeys in height. The illustrative
housing mix would be a mix of 1, 2, 3, 4 and 5 bed units, with a mix of private and
affordable unit as shown on the table below:

Private Affordable Total

1 bed flat 0 6 6
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2 bed houses 2 4 6
3 bed houses 19 7 26
4 bed houses 5 1 6
5 bed houses 2 0 2
Total 28 18 46

2.6

2.7

3.1

3.2

3.3

3.4

3.5

3.6

4.1

4.2

The proposed density across the site is 26 dwellings per hectare (dph).

An indicative total of 92 residential parking spaces will be provided across the site.
These would consist of 32 on-plot bays, together with 14 garages or open sided car
barns. A further 46 parking bays will be provided on the access roads and in small
parking courts across the site as an unallocated provision for residents, with an
additional nine unallocated bays for visitors.

PLANNING CONSTRAINTS

Part of the site is within the settlement boundary (the existing dwelling and garden area
to the south). The remainder of the site is outside the settlement boundary, and therefore
within the open countryside

Potential Archaeological Importance

Public footpath ZR61 is adjacent to the proposed development along the western
boundary and connects to a restricted byway (ZR64) to the south of the site.

The site is adjacent to the Newington AQMA, and the proposed vehicular access
connects to the AQMA.

There are listed buildings close to the application site: Grade Il listed milestone at 89
High Street is situated 13m to the north of the site entrance (on the opposite side of the
A2); and Grade Il Lion House is situated 45m to the north-west (from north-west corner
of site).

The application site lies to the southeast of the Newington High Street Conservation
Area, to the northeast of the Newington Manor Conservation Area.

POLICY AND CONSIDERATIONS

National Planning Policy Guidance (NPPF) and National Planning Policy Guidance
(NPPG).

Bearing Fruits 2031: The Swale Borough Local Plan 2017:

ST 1 — (Delivering sustainable development in Swale); ST 3 — (The Swale settlement
strategy), CP 3 — (Delivering a wide choice of high-quality homes), CP 4 — (Requiring
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4.3

4.4

5.1

good design), CP 7 (Conserving and enhancing the natural environment — providing for
green infrastructure), CP 8 — (Conserving and enhancing the historic environment),DM 3
— (The rural economy), DM 6 — (Managing transport demand and impact), DM 7 —
(Vehicle parking), DM 8 — (Affordable housing), DM 14 — (General development criteria),
DM 17 — (Open space, sports and recreation provision), DM 19 — (Sustainable design
and construction),DM 21 — (Water, flooding and drainage), DM 26 — (Rural Lanes), DM
28 — (Biodiversity and geological conservation), DM 29 — (Woodlands, trees and
hedges), DM 31 — (Agricultural Land), DM 32 — (Development involving listed buildings),
DM 33 — (Development affecting conservation area)

Supplementary Planning Guidance (SPG):
- Swale Landscape Character and Biodiversity Appraisal SPD

- Swale Borough Council Parking Standards Supplementary Planning Document
(SPD).

Kent Minerals and Waste Local Plan 2013-30

Policy CSM 5: Land-won Mineral Safeguarding; Policy DM 7: Safeguarding Mineral
Resources

LOCAL REPRESENTATIONS

12 objections have been received. A summary of the points raised in the objections is
set out below:

Greenfield site, loss of greenfield land.

- Countryside location, outside the settlement boundary

- Site not in Local Plan or Local Plan Review

- Increased air pollution, harmful impact on air quality and health.

- Lack of infrastructure, and overstretched infrastructure. Eg. Schools, healthcare
- Poor public transport facilities

- Harmful to character of the area, and reduction in separation between other
developments, and Sittingbourne. Breaks the ribbon development along the south
side of the A2.

- Concerned this will result in development in the fields between The Tracies and Eden
Meadows

- Harm to natural environment and reduction in biodiversity

- Harm to residential amenity; harmful outlook onto site; lack of privacy and
overlooking from proposed new houses; loss of light; increased noise and
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6.1

disturbance

Village will become a town

Increased traffic and congestion along A2 and in Newington
Access on a narrow part of the High Street

Highway safety concerns — proposed access unsuitable onto/off A2
The A2 is difficult to cross for pedestrians

Overloading of existing sewers and drains

Loss of a view

This is on land that is deemed to be ‘quality agricultural land’ then it is in breach of
Local Plan policy DM 31.

Public Footpath (ZR61) will require a proposed realignment which is not considered
in the planning application.

Concern over loss of privacy and volume of people using a path opposite no. 10 The
Tracies.

Recent appeals dismissed for land to the rear of the high street (eg.
APP/V2255/W/20/3245359 on Land at rear of 148 High Street)

Demolition of 128 High Street would have a detrimental effect on the structural
integrity of the 126 High Street, as both properties were constructed as one building.

CONSULTATIONS

Newington Parish Council objects to the application.

The Parish comments dated December 2021 have been appended to this report in full. A
summary of the objection is provided below:

The land where housing is proposed is outside the defined urban boundary of the
village (citation of various appeals for residential development that have been
refused to the south of the High Street, A2, and within Newington, and surrounding
villages)

The land on which housing is proposed is outside the established built-up boundary
of Newington. It borders a public bridleway from which there are outstanding views
south towards Wormdale and north over the countryside leading to the estuary

The access and proposed housing development is between the High Street and
Newington Manor Conservation Areas
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6.2

6.3

6.4

- This application is against the principles of the Swale local planning authority’s
development plan and the shortfall in housing supply is not large enough to warrant
the harm that would be caused.

- The site is not included in any of the relevant, more recent, Swale Local Plan, or Local
Plan Review evidence gathering, and therefore contrary to adopted policies.

- Theland is not a ‘brownfield’ site; it is agricultural land, albeit not extensively farmed
in recent years. Conflict with Policy DM31

- Newington has exceeded its housing targets as set out in the Local Plan.

- Harm to the landscape as a result of the proposed development being outside of the
built-up area boundary, loss of visual amenity from public footpaths (ZR65 and
ZR67/1)

- Harm to the Air Quality of Newington (citation of various appeals), and reference to
Pond Farm planning inquiry. Cumulative impact of development will have harmful
effects.

- Newington Parish Council is concerned that, iffwhen improvements to the
A249/M2J5 junction are made, this will result in increased traffic flow through the
village, impacting through increased pollution within our AQMA

- Detrimental effect on the grade Il listed buildings Ellen’s Place and Lion House, both
located on Newington High Street

- Ecological information is poor quality and downplays species on site.
- Poor public transport
- The proposal would not be ‘sustainable’ development

- Newington Parish Council have commissioned reports to support their objections,
including from the University of Kent regarding air quality, and Railton Transport
Planning Consultancy Ltd regarding the submitted transport assessment.

Environment Agency — No comments
National Highways — No objection

No objection is raised to this application on the basis that the proposals will generate
minimal additional traffic on the SRN in Peak Hours. We therefore consider that the
development will not materially affect the safety, reliability and / or operation of the SRN
(the tests set out in DfT C2/13 para’s 9 & 10 and MHCLG NPPF 2021 Paras 110-13), in
this location.
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6.5

6.6

6.7

6.8

6.9

6.10

6.11

6.12

We note, however, that Swale Borough Council/Kent County Council may wish to seek
an appropriate financial contribution towards the part Housing and Infrastructure Fund
funded A249/A2 Key Street Junction mitigation.

Natural England raise no objection subject to the appropriate financial contribution
being secured (namely £ 275.88 for each dwelling), Natural England is satisfied that the
proposal will mitigate against the potential recreational impacts of the development on
the site on the coastal Special Protection Areas and Ramsar Sites. However, due to
the People Over Wind ruling by the Court of Justice of the European Union, Natural
England advise that the measures to avoid or reduce the likely harmful effects from the
development may need to be formally checked and confirmed via an Appropriate
Assessment. It is for the Council to decide whether an Appropriate Assessment is
required and Natural England must be consulted.

An Appropriate Assessment has been carried out and Natural England and submitted to
Natural England for comment. Members will be updated regarding this at the Committee
meeting.

NHS CCG request a contribution of £42,372.00 towards general practice
services within the area.

The CCG has assessed the implications of this proposal on delivery of general practice
services and is of the opinion that it will have a direct impact which will require mitigation
through the payment of an appropriate financial contribution.

Requests a contribution of £42,372.00 (based on a net gain on 45 units) towards
refurbishment, reconfiguration and/or extension of lwade Health Centre and/or Green
Porch Medical Partnership and/or Thames Avenue Surgery and/or towards new general
practice premises development in the area.

Southern Water raise no objection, subject to a condition regarding sewerage
network reinforcement and an informative regarding foul sewerage and surface
water disposal.

Southern Water has undertaken a desktop study of the impact that the additional foul
sewerage flows from the proposed development will have on the existing public sewer
network. This initial study indicates that these additional flows may lead to an increased
risk of foul flooding from the sewer network. Any network reinforcement that is deemed
necessary to mitigate this will be provided by Southern Water. As such a condition is
requested regarding sewerage network reinforcement

KCC Archaeology —raises no objection. Advises there is potential for significant
archaeological remains to occur on this site and to be affected by proposed
development and is satisfied that this can be addressed through a condition for
archaeological evaluation with subsequent mitigation that may include
preservation in situ of archaeology where appropriate.
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6.13

6.14

6.15

6.16

“I note that the site is located to the south of the A2 in open land to the rear of properties
fronting the main road and will be accessed from the A2 via 128 High Street and an
adjacent access track. The proposed development vis to be concentrated in the northern
two thirds of the site with orchards and landscaping to the south. Area of open space will
be incorporated into the development design according to indicative illustrative site
layout.

The application documentation includes an Archaeological Desk based Assessment by
SWAT Archaeology (July 2021). The desk-based assessment provides a good
description and assessment of the archaeological potential of the area, rightly
recognising the high potential in Newington for remains of Iron Age and Roman date.
SWAT have drawn on their experience of the excavations to the north of the A2 at rear of
99 High Street to illustrate the rich resources of the area though | am of the view that the
background evidence in this general area would be greater than low potential for
prehistoric findings and that it is likely that the lack of evidence is a product of the
location of investigation.

In considering the potential for roman activity on this site it is important to consider the
focus of activity seen to the north and to the east along with understanding the
topography of the site. As explained in the study the works to the north of the A2 found
intense industrial activity focused on a round that ran from the Medway through to joining
the main Roman road, Watling Street (the A2) to the east of Newington. The main focus
of the Roman settlement is likely to have been around that junction as can be seen in
investigations on that higher ground both to the north and south of the A2. The main
Roman road has not been located accurately in this area but elsewhere in Swale has
been seen to lie to the south of the present A2 though that may be a local aspect. The
investigations to the north of the High Street did not locate a great deal of activity
immediately alongside the A2 suggesting an element of cleared land as described in the
DBA. Topographically the present site sits on the west side of a dry valley that extends
from the downs and was seen crossing the site to the north of the A2. Within that valley
archaeological remains were buried at depth beneath colluvium. It is possible that
similar colluvial depths may extend into the present site. | note the brickearth deposits
within the site may be potentially quarried and these would be of interest for their
potential to contain remains of Palaeolithic date.

In terms of impacts the site has been mainly open land with some minor development in
recent years with outbuildings. Archaeology could survive well both at shallow depth and
potentially at greater depths if colluvium is present in the valley. Although there is no
indication of archaeological remains in the immediate vicinity of the site, the background
potential for Iron Age and Roman date is high and there is potential for other periods
including palaeolithic and Bronze Age remains. The development impacts would arise
mainly in the northern two thirds of the site though impacts from planting in shallow
buried deposits may occur elsewhere.

Given the above | conclude that there is potential for significant archaeological remains
to occur on this site and to be affected by proposed development. | am satisfied that this
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can be addressed through a condition for archaeological evaluation with subsequent
mitigation that may include preservation in situ of archaeology where appropriate. Given
the illustrative layout this could be achieved through design and layout of open space.
The evaluation should be timed to be undertaken ahead of any reserved matters
application so that archaeological measures can be taken account of in development
design. A condition is recommended to enable a staged approach to evaluation and
mitigation of the site’s potential impacts on archaeology” (See condition 7).

6.17 KCC Biodiversity — comments awaited from this consultee, Members will be updated at
the committee meeting or via a tabled update.

6.18 KCC Developer Contributions request the following contributions towards
infrastructure, and a condition seeking high-speed broadband connections:

Per
‘applicable’
flat (x0)

Per
‘applicable’
House (x39)

Total

Project

Primary
Education

£1,700.00

£6,800.00 £265,200.00

Towards the construction of a
new 2FE Primary School in
Sittingbourne

Special
Education

£262.97

£1,051.82 | £41 020.98

Towards the expansion of

capacity through new
Specialist Resource

Provision at Newington

Primary School and provision
at a satellite school of
Meadowfield School,
Sittingbourne

Secondary
Education

£1,294.00

£5,176.00 £201,864.00

Towards the new Secondary
School construction upon
land off Quinton Road, NW
Sittingbourne policy MU1
and/or increased capacity in
Sittingbourne non-selective
and Sittingbourne & Sheppey
selective planning groups

Secondary
Land

£658.93

£2,635.73 £102,793.47

Towards the new Secondary
school site acquisition upon
land off Quinton Road, NW

Sittingbourne and/or land
acquisition costs for new
Secondary Schools in
Sittingbourne non-selective
and Sittingbourne & Sheppey
selective planning groups.

‘Applicable’ excludes: 1 bed units of less than 56 sqm GIA and age-restricted dwellings.

Per Dwelling
(x45)

Total

Project
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Contributions requested towards
Community £16.42 £738.90 additional equipment and classes

Learning at Sittingbourne Adult Education
Centre

Towards additional resources and
upgrade of existing youth facilities
including the New House Sports
and Youth Centre in Sittingbourne

Youth Service £65.50 £2,947.50 to accommodate the additional
attendees, as well as resources
and equipment to enable outreach
services in the vicinity of the
development

Towards additional resources,
£55.45 £2,495.25 services, stock, and works to
Sittingbourne Library

Library
Bookstock

Towards Specialist care
accommodation, assistive
technology, and home adaptation
£146.88 £6,609.60 equipment, adapting existing
Social Care community facilities, sensory
facilities, and Changing Places
Facilities within the Borough

All Homes built as Wheelchair Accessible & Adaptable Dwellings in
accordance with Building Regs Part M 4 (2)

Towards additional capacity at the
Waste £183.67 £8,265.15 HWRC & WTS in Sittingbourne

6.19 KCC Flood and Water Management raise no objection subject to conditions

6.20 Kent County Council as Lead Local Flood Authority have reviewed the Flood Risk
Assessment prepared by DHA dated August 2021 and agree in principle to the proposed
development.

6.21 The current surface water strategy proposes that surface water will be managed through
a series of piped networks and permeable paving prior to discharging into an infiltration
basin to the east of the site.

6.22 We appreciate that these are integrated into open spaces. The information submitted to
support the outline component of the planning application has demonstrated how
surface water may be managed within an indicative layout.

6.23 These have been presented as a high-level strategy and therefore the comments by
KCC Flood and Water Management outline areas that will need to be addressed when
finalising a detailed drainage scheme which will be sought via condition. This includes
the need for further infiltration/soakage tests; comments regarding ownership
boundaries; underground services routed outside of permeable paving; grading levels of
swales and basins; depth of basins/ponds.
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6.24

6.25

6.26

6.27

6.28

6.29

6.30

6.31

6.32

KCC have advised that that full consideration is given to the landscaping of the basins
and promotion of multi-functional design. The current basin arrangement may not
maximise the open space and biodiversity opportunities available.

KCC Highways raise no objection, subject to conditions, and a Section 106
contribution towards Key Street highway improvements to the value of
£63,248.64.

05/09/22: Confirmed the value of the requested contribution towards Key Street highway
improvements should be £63,248.64.

25/08/22: “ refer to the above application and the Transport Technical Note that has
been produced by the applicant’'s highway consultant to address the outstanding
matters raised in my previous consultation response of 18th March 2022.

The technical note includes an amended access drawing 15809-H-01 Revision P4, and
this demonstrates the provision of the requested visibility splays in accordance with the
posted 30mph speed restriction that exists at the site access. | note that the eastern
splay has been drawn to a 29cm offset from the carriageway edge, and | consider that
this is acceptable, given the presence of drainage gullies to influence the positioning of
motorbikes. In addition, and as observed in the technical note, a 20mph speed
restriction has recently been introduced just to the west of the access, and this is likely to
reduce speeds on the approach.

The proximity of the vehicular access to 132 High Street has now been reviewed, and
the swept path analysis provided to assess movement does show that the new junction
would assist with the turning manoeuvres for the existing property, removing any need
for reversing on or off the A2. While there would still be interaction with traffic, the lower
levels of activity and speed along the site access than the A2, would mean less chances
of conflict than at present. It is also noted that the proposed junction has been subjected
to an independent Stage 1 Road Safety Audit, and this has not raised any concerns over
the design of the access.

Consequently, | am satisfied that all of the outstanding items raised have now been
addressed and can therefore confirm no objection is raised subject to conditions, and
S.106 contribution towards Key Street Highway Improvements”.

18/03/22: Whilst the access drawing has been amended to respond to the comments of
the Road Safety Audit, and revised sightlines have been shown, it is not considered
necessary to provide site lines in excess of the 30mph posted speed limit through the
village, noting also that the eastern sightline has been drawn to a 1m off-set anyway to
achieve the 54m y-distance. Consequently, a 43m y-distance would be the requirement,
but this would be expected to be drawn to the carriageway edge.

However, it is noted that the formation of the access would place the existing private
access for 132 High Street directly on top of the proposed junction radius, and vehicles
would need to reverse on or off of the private hardstanding within the junction and over
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6.33

6.34

6.35

6.36

6.37

the pedestrian crossing point. Given the junction will be formed onto the A2, it would be
expected that no accesses should be within 15m of the junction. As the access
arrangements currently stand, the proposed junction would not be in accordance with
design guidance. Alternative parking arrangements for 132 High Street are required to
remove the vehicle activity from the junction in order to address this concern.

04/02/22:

“1) A Transport Assessment has been provided with the planning application and,
having examined the methodology used for ascertaining the traffic impact of the
proposed development, find it to be in accordance with accepted practice. Trip rate
calculations have been broken down by the proposed tenures of the 46 dwellings,
working on the basis that 28 units will be privately owned houses, 12 will be affordable
houses and 6 will be affordable flats. It should be noted, however, that if the matrix of
housing tenures were to be amended at any point prior to determination or subsequently
through any planning variation, the Transport Assessment would need to be adjusted
accordingly and reviewed by this Authority.

2) As required, appropriate selection parameters have been used in the TRICS
database to derive trip rates for the proposed housing, and these demonstrate that the
proposed development would attract around 21 vehicle movements during AM Peak
Hour (0800-0900), and 20 vehicle movements during the PM Peak Hour (1700-1800).
When this is distributed across the highway network using the local Census data for
origins and destinations applied to journey planning, it is expected that approximately
37% of movements would route west of the site, with the remaining 63% routing east.

3) The resultant trip distribution would suggest that during the AM Peak Hour, an
additional 8 vehicles would pass through the centre of Newington, and 13 vehicles
through the Key Street roundabout. During the PM Peak Hour, this would add 7 vehicle
movements through Newington and 13 through the Key Street roundabout. This volume
of traffic would not usually be considered “severe” under the terms of the NPPF in
respect to its likely impact on this section of the highway network.

4) However, as this proposed development will create additional vehicle movements at
the Key Street roundabout, it will be expected to contribute towards the recovery of HIF
money awarded to Kent County Council, in order to undertake planned highway capacity
improvements at the roundabout. Consequently, the Highway Authority will seek a
Section 106 contribution of £31,200 based on the recovery formula being applied to
planning proposals in this locality. In addition, due to the junction being at capacity at
present and the impact of cumulative development, further development is being held
back until the contract for the highway improvement scheme has been awarded. Should
the Local Planning Authority be minded granting planning approval, a Grampian
condition will need to be imposed to restrict occupations until then.

5) Turning to the proposed site access junction, | am generally satisfied that it meets
current design guidance to adequately serve the proposed size of development and
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6.38

6.39

6.40

6.41

6.42

cater for pedestrian movements and the expected vehicle types that will use it, although
Kent Fire and Rescue would need to be consulted for their views on accessing 46
dwellings from a single point of vehicular entry. A Stage 1 Road Safety Audit has been
carried out for the access, and its recommendations accepted by the designer, although
| cannot find in the documentation drawing 15809-H-01 Rev P2 which addresses points
2.1 and 2.2, nor can | find the amended tracking plans given in response to point 2.