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AGENDA

PLANNING APPLICATIONS COMMITTEE

Wednesday, 12th February, 2014, at 10.00 Ask for: Andrew Tait
am

Council Chamber, Sessions House, County Telephone: 01622 694342
Hall, Maidstone

Tea/Coffee will be available from 9:30 outside the meeting room

Membership (19)

Conservative (10): MrJ A Davies (Chairman), MrC P Smith  (Vice-Chairman),

Mr M J Angell, MrM A C Balfour, Mr T Gates, Mr P J Homewood,
Mr S C Manion, Mr R J Parry, Mr C Simkins and Mr J N Wedgbury

UKIP (4) Mr M Baldock, Mr M Heale, Mr T L Shonk and Mr A Terry

Labour (3) Mrs P Brivio, Mr T A Maddison and Mrs E D Rowbotham

Liberal Democrat (1):  Mr | S Chittenden

Independents (1) Mr P M Harman

UNRESTRICTED ITEMS

(During these items the meeting is likely to be open to the public

A. COMMITTEE BUSINESS

1.
2.
3

4.

Substitutes
Declarations of Interests by Members in items on the Agenda for this meeting.
Minutes - 24 January 2014 (Pages 5 - 10)

Site Meetings and Other Meetings

B. GENERAL MATTERS

C. MINERALS AND WASTE DISPOSAL APPLICATIONS




1. Application CA/13/2209 (KCC/CA/0341/2013) - Variation of Conditions 8 and 9 of
Permission CA/13/18 to allow the acceptance of commercial and industrial waste
from sources in and external to Canterbury District and source segregated fractions
from waste collections from domestic properties in the Canterbury District in
addition to existing waste streams at Plots D and E, Lakesview Business Park,
Hersden; Ling (UK) Holdings Ltd (Pages 11 - 52)

D. DEVELOPMENTS TO BE CARRIED OUT BY THE COUNTY COUNCIL

1. Proposal TM/13/3677 (KCC/TM/0386/2013) - Car park, access road and footpath
at Tower View, Kings Hill, West Malling; KCC Property and Infrastructure Services
(Pages 53 - 68)

E. COUNTY MATTERS DEALT WITH UNDER DELEGATED POWERS

1. County matter applications (Pages 69 - 72)
2.  County Council developments

3. Screening opinions under Town and Country Planning (Environmental Impact
Assessment) Regulations 2011

4.  Scoping opinions under Town and Country Planning (Environmental Impact
Assessment) Regulations 2011 (None)

F. OTHER ITEMS WHICH THE CHAIRMAN DECIDES ARE URGENT

EXEMPT ITEMS

(At the time of preparing the agenda there were no exempt items. During any such items
which may arise the meeting is likely NOT to be open to the public)

Peter Sass
Head of Democratic Services
(01622) 694002

(Please note that the background documents referred to in the accompanying papers may
be inspected by arrangement with the Departments responsible for preparing the report.
Draft conditions concerning applications being recommended for permission, reported in
sections C and D, are available to Members in the Members’ Lounge.)

Tuesday, 4 February 2014



Agenda ltem A3

KENT COUNTY COUNCIL

PLANNING APPLICATIONS COMMITTEE

MINUTES of a meeting of the Planning Applications Committee held in the Council
Chamber, Sessions House, County Hall, Maidstone on Friday, 24 January 2014.

PRESENT: Mr J A Davies (Chairman), Mr C P Smith (Vice-Chairman),
Mr M J Angell, Mr M Baldock, Mr M A C Balfour, Mr C W Caller (Substitute for Mrs P
Brivio), Mr T Gates, Mr M Heale, Mr P M Harman, Mr P J Homewood,
Mr T A Maddison, Mr S C Manion, Mr R J Parry, Mrs E D Rowbotham, Mr T L Shonk,
Mr C Simkins, Mr A Terry and Mr J N Wedgbury

IN ATTENDANCE: Mrs S Thompson (Head of Planning Applications Group),
Mr M Clifton (Principal Planning Officer - Waste Developments), Mr J Crossley
(Principal Planning Officer - County Council Development), Mr H Burchill (Senior
Planning Officer), Mr P Rosevear (Senior Transportation Engineer) and Mr A Tait
(Democratic Services Officer)

ALSO PRESENT: Mr R Mansfield (Jacobs)

UNRESTRICTED ITEMS

1. Minutes - 11 December 2013
(ltem 4)

RESOLVED that the Minutes of the meeting held on 11 December 2013 are correctly
recorded and that they be signed by the Chairman.

2. Site Meetings and Other Meetings
(ltem A4)

(1)  The Committee agreed that its training on Landscape and Biodiversity had
been postponed to 12 February 2014.

(2) The Committee was also advised of a visit to the site of the proposed
replacement school at Tunstall on Tuesday, 25 March 2014.

(3) Mr M Baldock asked for a site visit in respect of a future planning application
for brickearth working in Hartlip.

3. Application SH/11/381 (KCC/SH/0381/2011) - Shingle recycling for the
purpose of flood defence at Dungeness Borrow Pit, Dungeness, Romney
Marsh; EDF Nuclear Generation Ltd and Environment Agency

(ltem C1)

(1)  Correspondence from the Local Member, Mr D Baker opposing the application

and setting out an alternative proposal had been circulated to Members of the
Committee and was also tabled on the day.
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(2) The Head of Planning Applications Group referred to very recent
correspondence received from local residents seeking further information on the
proposed HGV movements and hours of working. They also referred to a meeting of
New Romney TC’s Planning and Environment Committee meeting on 25 September
2013 at which many additional concerns were noted that did not feature in the
committee report and where it was resolved that the Environment Agency be
requested to review the proposed planning application as a matter of urgency and
thereafter report back to their committee. It was noted that the E.A. had not yet
responded to their concerns as requested.

(83) The Head of Planning Applications Group also reported very recent
correspondence received from objectors stating firstly that the operation would have
more significant effects and greater impacts than the applicants’ suggest on this
fragile Natura 2000 site which is protected by the Habitats Regulations and the
Authority’s own planning policies, where the site is internationally important for its
physiographical, flora and fauna; and secondly that no detailed cost assessment had
been undertaken.

(4) Mr Tony Hills addressed the Committee on behalf of the Town Councils of
Lydd and New Romney in opposition to the application. Mrs Pat Brazier from Camber
PC spoke in support. Mr Martin Ingham (Dungeness Residents Association) and Mr
Ken Thomas (Dungeness Fishermen’s Association) spoke in opposition to the
application. Mr Terry Preston (Defend Our Coast Association) spoke in support. Mr
Andrew Pearce (Environment Agency) spoke in reply on behalf of the applicants.

(6)  On being put to the vote, the recommendations of the Head of Planning
Applications Group were carried by 13 votes to 4 with 1 abstention.

(6) Mr J M Wedgbury requested, pursuant to Committee Procedure Rule 2.26 (3)
that his vote in support of the recommendations be recorded.

(7) RESOLVED that subject to the satisfactory completion (within 6 months of the
resolution - unless otherwise agreed by the Head of Planning Applications
Group) of a Legal Agreement to secure the Draft Heads of Terms (as set out
in Appendix D of the report) permission be granted to the application subject to
conditions, including conditions covering shingle recycling ceasing after 12
years; the development being carried out as permitted; restrictions on the
annual volumes of shingle (as set out in paragraphs 14 and 17 of the report);
a restriction on hours of operation to between 0800 and 1600 hours on
Mondays to Fridays only, with no working at weekends; a requirement that no
operations take place outside of the period of October to March; daily vehicle
numbers in Year 1 being restricted to 70 daily vehicle movements (i.e.
35in/350ut) (which would reduce in year 2 and from year 3 thereafter); all
vehicles, fencing and welfare facilities being removed from site upon
completion of extraction operations in March each year; vehicles travelling in a
convoy at a speed restriction of no more than 10mph; Warning signs being
erected warning pedestrians of shingle vehicles operating in the area;
measures being in place to ensure no vehicle and pedestrian conflict (and
being monitored thereafter); vibration at the closest residential premises to
Dungeness Road not exceeding a VDVday of 0.4 ms-1.75 when measured
and assessed in accordance with BS 6472; noise emanating from all plant
associated with the shingle extraction and vehicles using the haul road not
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resulting in an increase in ambient noise level of 3 dB or more at any
residential property (the applicant demonstrating that this condition is achieved
through onsite measurements within one month of operation, and monitoring
being undertaken every 3 months thereafter, with the methodology for such
monitoring being agreed with the Minerals Planning Authority); the total
combined number of HGVs accessing or leaving the site being restricted to a
maximum of nine movements in any one hour between 08:00 and 16:00
hours; the applicants carrying out a pre and post survey of the Dungeness
Estate Road each year, and making good any repairs; a temporary shingle
bund being constructed when operating within 210m of property A1; working
areas and site compounds being maintained at all times; and extracted areas
being left undisturbed following the extraction in the winter months to allow
them to naturally replenish;

4. Application DA/13/1491 (KCC/DA/0226/2013) - Temporary consent (5
years) for the operation of a construction and recycling facility for concrete
and road base planings and ancillary plant storage areas, reception
weighbridge office and parking at Eastern Quarry, off Watling Street,
Swanscombe; OCL Regeneration

(ltem C2)

RESOLVED that permission be granted to the application subject to conditions,
including conditions covering the standard time limit for implementation (3 years from
the date of decision); the operation ceasing no later than 5 years from the date of the
permission; the development being carried out set out in the approved plans; hours of
operation being restricted to 0600 and 1800 on Mondays to Fridays and 0600 to
1200 on Saturdays with no operating hours on Sundays or Bank Holidays, with
essential deliveries of waste awaiting recycling at night time; the number of vehicle
movements being restricted to no more than 10 HGV movements per day (5 in and 5
out), 8 car movements from staff vehicles (4 in and 4 out) and 1 LGV per day; a limit
on the annual throughput to 40,000 tonnes per annum; the submission of a detailed
surface water drainage scheme to accommodate mitigation of potential impacts on
groundwater; the retention of parking spaces for vehicles and covered cycle spaces;
the safeguarding of vehicle turning areas; the provision of loading/unloading and
turning space for construction vehicles within the site during the construction period;
stockpile heights being limited to 6m; parking for visitors and staff on site during
construction; a detailed scheme of wheel wash facilities for the construction period
(including methods for washing the underside of vehicles; details of any surface
alterations with an agreed timescale for restoration prior to the use ceasing; and the
sheeting of all vehicles delivering waste and exporting processed material.

5. Proposal CA/13/2232 (KCC/CA/0322/2013) - Two classroom extension at
Joy Lane Primary School, Joy Lane, Whitstable; KCC Property and
Infrastructure Services

(ltem D1)

(1) The Head of Planning Applications Group reported the receipt of
correspondence from Mrs J Law, the local City Councillor, raising concern on behalf
of local residents to the proposal on access and transport grounds.

(2) RESOLVED that permission be granted to the proposal subject to conditions,
including conditions covering the standard time limit for commencement of the
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development (3yrs); the development being carried out in accordance with the
permitted details; details of external materials being submitted for prior
approval;, details of external lighting being submitted for prior approval;
protection of those trees to be retained during construction works; the
submission of an updated School Travel Plan prior to occupation, including
targets for reduced car usage and initiatives to highlight to parents/carers the
impact of inappropriate parking and general highway safety issues; hours of
working during construction and demolition being restricted to between 0800
and 1800 Mondays to Fridays and between the hours of 0900 and 1300 on
Saturdays, with no operations on Sundays and Bank Holidays; the submission
of a construction management strategy, including access, parking and
circulation within the site for contractors and other vehicles related to
construction and demolition operations; and the measures to be employed to
prevent mud and debris being taken onto the public highway as a result of
construction activity.

6. Proposal TW/13/2659 (KCC/TW/0278/2013) - Single storey classroom
building, reception block, extension to staff and hall facilities, and additional
car parking at St Mark's CE Primary School, Ramslye Road, Tunbridge Wells;
KCC Education and Learning Services

(ltem D2)

RESOLVED that the proposal be referred to the Secretary of State for Communities
and Local Government and that subject to his decision, permission be granted to the
proposal subject to conditions, including conditions covering the standard time limit
for commencing the proposed development; the development being carried out in
accordance with the permitted details; the submission of details of all construction
materials to be used externally; the submission of a scheme of landscaping, including
details of species, source, location of saplings to be planted as well as the mitigation
and visual impact information to be provided, and the implementation and
maintenance of hard surfacing; the submission of a Tree Protection Plan and an
Arboricultural Method Statement; the planting of replacement trees for the ones lost
as a result of the development; the submission of measures to protect those trees
that are to be retained; the submission of details of the slope around the new netball
court; the submission of mitigation measures for potentially roosting, foraging and
commuting bats; external lighting being designed to have minimal impact on any
bats; investigation of the creation of additional habitat features around the northern
and western site boundaries; the proposed development according with the
recommendations of the ecology survey; no tree removal taking place during the bird
breeding season; parking and turning provision being provided as shown on the
submitted drawings; the submission of details of hard standing areas around the side
gates; the submission of details of cycle and scooter parking; the submission of a
revised School Travel Plan; hours of working during construction being restricted to
between the hours of 0800 and 1800 Mondays to Fridays and between the hours of
0900 and 1300 on Saturdays, with no operations on Sundays and Bank Holidays; the
measures to be taken to prevent mud and debris being taken onto the public
highway; and the submission of a Construction Management Plan, including access,
parking and circulation within the site for contractors and other vehicles related to
construction operations.
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7. County matters dealt with under delegated powers
(ltem E1)

RESOLVED to note matters dealt with under delegated powers since the last
meeting relating to:-

(a) County matter applications;
(b)  County Council developments;

(c) Screening opinions under the Town and Country Planning
(Environmental Impact Assessment) regulations 2011; and

(d)  Scoping opinions under the Town and Country Planning (Environmental
Impact Assessment) Regulations 2011 (None).
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Agenda ltem C1

SECTION C
MINERALS AND WASTE MANAGEMENT

Background Documents - the deposited documents; views and representations received as
referred to in the reports and included in the development proposals dossier for each case;
and other documents as might be additionally indicated.

Item C1
Application for the variation of conditions (8) and (9) of
planning permission CA/13/18 to allow for the acceptance
of commercial and industrial waste from commercial,
industrial and institutional premises from sources in and
external to the Canterbury District and source
segregated fractions from waste collections from
domestic properties in the Canterbury District in addition
to existing waste streams and without exceeding the
existing 82,000 tonne limit at Plots D and E, Lakesview
Business Park, Hersden, Canterbury, Kent, CT3 4GP -
CA/13/2209 (KCC/CA/0341/2013)

A report by Head of Planning Applications Group to Planning Applications Committee on 12
February 2014.

Application by Ling (UK) Holdings Ltd for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and industrial waste from
commercial, industrial and institutional premises from sources in and external to the
Canterbury District and source segregated fractions from waste collections from domestic
properties in the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview Business Park,
Hersden, Canterbury, Kent, CT3 4GP.

Recommendation: Permission be granted subject to conditions.

Local Members: Mr RA Marsh Unrestricted

Site description

1. The 1.47 hectare application site lies within the Lakesview Business Park at Hersden,
approximately 5km to the north east of Canterbury. The Business Park, which lies on
the land previously occupied by the former Chislet Colliery, is located to the south of
the A28 (Island Road) and north of the Canterbury to Margate railway line and is
accessed from a roundabout on the A28. The application site is bounded to the north
and east by other units within the Business Park and to the south and west by those
within the Canterbury Industrial Park. The site lies approximately 200m to the north of
the River Stour and associated Stodmarsh Valley Site of Special Scientific Interest
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Item C1

Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and

industrial waste from commercial,

industrial and institutional premises

from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview

Business Park, Hersden,
(KCC/CA/0341/2013)

Canterbury,

Kent,

CT3 4GP

- CA/13/2209
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Item C1
Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and
industrial waste from commercial, industrial and institutional premises
from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview
Business Park, Hersden, Canterbury, Kent, CT3 4GP - CA/13/2209
(KCC/CA/0341/2013)

Site Location Plan

o Lakesview Business
=) E Park

Lakesview International

P Westbere Court

Canterbury Industrial /
Park

Railway Line

Iy Sta -

Business Park
The
Villas WD
RO
piner's \\\:\‘\ Iss
od § A28 s
. th
PW [
The |
Villas
Cant Sinks |
Industr /

i River Stour

Application

Site /

Stodmarsh Valley SSSI,
SAC, SPA and Ramsar Site

Page 13

C1.3



Item C1
Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and
industrial waste from commercial, industrial and institutional premises
from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview

Business Park, Hersden, Canterbury, Kent, CT3 4GP - CA/13/2209
(KCC/CA/0341/2013)
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Item C1
Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and
industrial waste from commercial, industrial and institutional premises
from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview
Business Park, Hersden, Canterbury, Kent, CT3 4GP - CA/13/2209
(KCC/CA/0341/2013)

(SSSI), Special Area of Conservation (SAC), Special Protection Area (SPA) and
Ramsar Site. The nearest residential properties are those approximately 200m to the
north west of the application site on the A28 (“The Villas”) and to the east of the
access road leading to the Canterbury Industrial Park (“Westbere Court”). The
application site and key features referred to in this report are identified in the drawings
on pages C1.2 and C1.3.

2. The application site lies within an area identified on Proposals Map Inset L of the Kent
Waste Local Plan (March 1998) as suitable in principle for the preparation of inert
waste for re-use (Policy W7) and waste separation and transfer (Policy W9). As an
existing waste facility with a permanent planning permission, the site is proposed to be
safeguarded by draft Policy CSW17 of the Kent Minerals and Waste Local Plan 2013-
2030 Pre-Submission Consultation (January 2014). Lakesview Business Park is also
safeguarded for employment use by Policy ED1 of the Canterbury District Local Plan
First Review (July 2006) and is proposed to be safeguarded for employment use by
draft Policy EMP4 of the Canterbury District Local Plan Preferred Option Consultation
Draft (June 2013).

3. The application site, which is occupied by Ling (UK) Holdings Ltd following its
relocation from Parham Road in Canterbury, is largely covered by a concrete pad.
However, an area in the north east corner of the site has yet to be surfaced and
currently contains a large mound of surplus material that needs to be removed to
enable the permitted materials recycling facility (MRF) to be built. A further area in the
south east corner of the site is also unsurfaced and will accommodate the main site
office building and associated car parking once completed. Existing development on
site includes a waste transfer building (in the north east corner of the site), a non-
ferrous waste building and an end of life vehicle (ELV) building (in the southern part of
the site), a car bailer, engine pit, drainage pit and associated structures (in the south
western part of the site) and weighbridges and a weighbridge office (in the centre of
the site). The site also contains a number of temporary buildings used for site offices
and associated facilities which will remain until the main site offices are constructed. It
also contains several large containers which provide a temporary screen between the
metal processing area and the rest of the Lakesview Business Park to the north
pending the erection of the MRF. The entire site is surrounded by a palisade fence
(between 2.1 and 2.4m high) and parts of the western and southern boundaries are
reinforced with concrete segments to provide “push-walls” (between 3 and 3.5m high).

Planning History
4. Outline planning permission CA/98/0224 was granted by the City Council on 5 May

2000 for use of land at the former Chislet Colliery site as a business estate (Classes
B1 (business) and B8 (storage and distribution)). This also provided for the

Page 15 C1.5



Item C1
Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and
industrial waste from commercial, industrial and institutional premises
from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview
Business Park, Hersden, Canterbury, Kent, CT3 4GP - CA/13/2209
(KCC/CA/0341/2013)

roundabout which now serves Lakesview Business Park. A number of more recent
planning permissions have been granted by the City Council that include B2 (general
industrial) uses on land to the south and east of application site (i.e. towards the rear
of the business park).

5. Planning permission (CA/09/607) was granted for the development of a metal and
vehicle recycling and transfer centre together with a materials recycling centre for dry
recyclable waste and electrical goods, the storage of associated waste and waste
products and the storage of demolition and contracting plant and vehicles on 17
November 2009 following a resolution of the County Council’'s Planning Applications
Committee on 3 November 2009. The application was accompanied by an
Environmental Statement. The 2009 permission (which contained 27 conditions) was
intended to enable the applicant to relocate its metals recycling business from its site
at Parham Road, Canterbury, and to develop a range of other waste recycling
operations. The main elements of the permitted facility were a pre and post treated
waste storage building (43.6 x 27 x 14m), a materials recycling facility (MRF) building
(65.1 x 27 x 14m), a shredded tyre storage shed (17 x 5 x 7m), a battery and
redundant electrical items storage shed (27.8 x 5 x 7m), a two-story office building (15
x 10 x 7.6m), a two-storey non-ferrous building with canteen (19 x 12 x 7.4m), two
weighbridges and weighbridge office (5 x 2.9 x 3.3m), a scrap metal processing area
and parking for staff and visitors.

6. Planning permission (CA/10/285) was granted to amend condition 18 of planning
permission CA/09/607 on 2 August 2010 following a resolution of the County Council’s
Planning Applications Committee on 27 July 2010. This 2010 permission (which
contained 29 conditions which were largely identical to those included in 2009)
additionally allowed recovered abandoned vehicles to be delivered to the site at any
time and for permitted waste types to be delivered from Civic Amenity sites and for
members of the public to bring electrical / recyclable waste to the site on Bank
Holidays between 08:00 and 16:00 hours only. Those conditions attached to the 2010
permission that required the submission to and approval of further details by the
County Council were approved or discharged on 8 August and 20 December 2012.

7. Planning permission (CA/13/18) was granted for a change of use from a metal and
vehicle recycling and transfer centre with materials recycling centre for dry recyclable
waste and electrical goods, the storage of associated waste and waste products and
the storage of demolition and contracting plant and vehicles to a facility handling all of
the above and domestic (“black bag”) waste and source-separated food waste on 15
April 2013 following a resolution from the County Council’'s Planning Applications
Committee on 10 April 2013. Determination of the application was preceded by a
Members’ Site Visit and public meeting on 25 February 2013. At the time the
application was determined, the development platform had been partially completed
and the pre and post treated waste storage building (by that time constructed as a
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Item C1
Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and
industrial waste from commercial, industrial and institutional premises
from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview
Business Park, Hersden, Canterbury, Kent, CT3 4GP - CA/13/2209
(KCC/CA/0341/2013)

waste transfer building) and areas of concrete hardstanding had been completed.
Planning permission CA/13/18 served to regularise a number of minor changes to the
building to accommodate the handling of “black bag” and source-separated food
waste (e.g. double doors with fast-action inner fabric doors, an odour suppression
system and internal layout) and provided associated development (e.g. a vehicle
washdown area, foul drainage and a cesspool). A copy of planning permission
CA/13/18 (excluding the standard notification sheet appended thereto) is included at

Appendix 1.

8.  The key controls imposed on the 2013 permission are as follows:-

o The permitted waste types are batteries, end of life vehicles (ELV), scrap metal,
tyres, electrical waste (including fridges), dry recyclables (from commercial and
industrial sources) and domestic (“black bag”) waste, source-separated food
waste and bulky domestic waste from within the Canterbury District;

e The maximum volume of waste permitted to enter the site for treatment,
processing or recycling is 82,000 tonnes per annum (tpa) of which no more than
40,000tpa may be domestic (“black bag”) waste, source-separated food
waste and bulky domestic waste;

No more than 324 HGVs (162 in / 162 out) shall enter / leave the site each day;

o With the exception of waste sorting activities permitted in the MRF and the
delivery of abandoned vehicles to the site, no activities on site or deliveries to or
from the site shall take place except between 07:00 and 18:00 hours Monday to
Friday and between 07:00 and 13:00 hours on Saturdays;

o \Waste materials collected from Civic Amenity sites may also be delivered and
members of the public may also take electrical / recyclable waste to the site on
Bank Holidays between 08:00 and 16:00 hours; and

¢ Abandoned vehicles can only be delivered and off-loaded at the site between
07:00 and 23:00 hours.

9. At the time application CA/13/18 was submitted in December 2012, the applicant
believed it had been awarded a County Council waste management contract to accept
deliveries and “bulk up” domestic (“black bag”) waste and source-separated food
waste collected from within Canterbury District and transport this to an appropriate
waste treatment or disposal facility. The contract was intended to commence on 1
April 2013. However, the intended award of that contract was challenged by an
unsuccessful bidder. The Canterbury contract was subsequently re-tendered and has
since been awarded to another operator (Thanet Waste Services). By this time, the
applicant had already constructed the waste transfer building.

10. The applicant sought advice from the County Council’s Planning Applications Group
on 30 May 2013 as to the appropriate means of making an application for the
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Item C1
Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and
industrial waste from commercial, industrial and institutional premises
from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview
Business Park, Hersden, Canterbury, Kent, CT3 4GP - CA/13/2209
(KCC/CA/0341/2013)

development now proposed and the information that should be provided in support of
such an application. As part of that advice the applicant was advised to undertake
some form of community engagement prior to submitting any application.

11. The applicant states that it invited those who made representations on planning
application CA/13/18 and any others neighbouring the site to a community liaison
meeting at the site on 28 October 2013. Despite having prepared information to assist
that meeting (e.g. background information on the applicant company, details of the
proposed development and a photographic record of the development of the site),
making arrangements for those attending to view the waste transfer building and
preparing stakeholder consultation feedback forms, it states that nobody attended the
meeting. The applicant also states that it contacted several local businesses the
following day to establish why they had not attended and were effectively told that they
had no issues to raise. It further states that seven feedback forms were subsequently
returned, of which two neither supported nor objected to the proposal and five
supported it in principle.

12. Approval (CA/13/18/R) was given on 27 November 2013 for a non-material
amendment to planning permission CA/13/18. The approval, which has no direct
bearing on the current application, amends (amongst other things) the size and
orientation of a roll-over bund (which separates the car dismantling area from the rest
of the site), the external design and internal layout of the non-ferrous building and the
main vehicular access gate and provides for the installation of vehicle and engine
storage pits. The approved site layout is illustrated in the drawing on page C1.4.

13. Concerns have recently been expressed by the owner of some of the land to the south
of the site covered by the Stodmarsh Valley SSSI, SPA, SAC and Ramsar
designations about the lighting that has been installed at the site. It has been alleged
that this is not as has been approved and / or is otherwise not appropriate. The main
concerns that have been expressed relate to the following:-

(@) The lights have been installed are white rather than sodium yellow as elsewhere
on the Lakesview Business Park (such that they are more intrusive);

(b)  The bulbs used are LED in type;

(c) The luminaires (at the top of the columns) are not the same as those approved;
(d) The luminaires do not project light downwards (causing light spillage); and

(e) The columns are too high (10m).

At the time of writing this report, it has been established that the lighting that has been
installed is different from that approved in a number of respects. Discussions are
ongoing with the applicant to establish the precise nature of the departures and enable
a decision to be made as what should be done about this. Notwithstanding the
concerns, it should be noted that these have no direct bearing on the current
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application.
The Proposal

14. The application proposes the variation of conditions (8) and (9) of planning permission
CA/13/18 to allow for the acceptance of commercial and industrial waste from
commercial, industrial and institutional premises from sources in and external to the
Canterbury District and source segregated fractions from waste collections from
domestic properties in the Canterbury District in addition to existing waste streams and
without exceeding the existing 82,000 tonne limit.

15. Conditions (8) and (9) of planning permission CA/13/18 currently read as follows:-
(8). Only the following waste materials shall enter the site:

(i)  those wastes specified in section 8 “Description of the Development” of
the Environmental Statement Non-Technical Summary dated 27 February
2009 (document reference: ES NTS Final 27.2.09) that accompanied
planning application CA/09/607;" and

(i) domestic (“black bag”) waste, source separated food waste and bulky
domestic waste collected from within Canterbury District.

Reason: Waste materials outside these categories may raise environmental,
pollution or other issues that would need to be considered afresh.

(9). No more than 82,000 tonnes of waste shall enter the site in any one year and of
this no more than 40,000 tonnes shall be domestic (“black bag”) waste, source
separated food waste and bulky domestic waste.

Reason: To ensure that the development is carried out in accordance with the
approved plans and details and to accord with the objectives of Kent Waste
Local Plan Policies W18 and W22.
16. The applicant proposes that the conditions be re-worded as follows:-
(8). Only the following waste materials shall enter the site:
(i) those wastes specified in section 8 “Description of the Development” of the

Environmental Statement Non-Technical Summary dated 27 February
2009 (document reference: ES NTS Final 27.2.09) that accompanied

' j.e. Batteries, End of Life Vehicles (ELV), Scrap Metal, Tyres, Electrical Waste (including fridges), Dry

Recyclables (from Commercial and Industrial sources).
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planning application CA/09/607;

(i) domestic (“black bag”) waste, source separated food waste, separately
collected fractions and bulky domestic waste collected from within
Canterbury District; and

(i)  municipal wastes, arising only from commercial, industrial and institutional
sources, including separately collected fractions from those sources.

(9). No more than 82,000 tonnes of waste shall enter the site in any one year and of
this no more than a combined total of 58,200 tonnes shall be:

a. domestic:
i “black bag” waste;
ii. source separated food waste;
iii.  separately collected fractions; and
iv.  bulky domestic waste; and
b. municipal waste, arising only from commercial, industrial and institutional
sources, including separately collected fractions from those sources.

17. The applicant has confirmed that the proposed addition of source segregated fractions
from waste collections from domestic properties in the Canterbury District would
include dry recyclables such as paper, card, glass, plastics and cans (i.e. those types
of waste that the extent permissions already allow from commercial and industrial
sources) but exclude green / garden waste. It notes that municipal waste means
waste from households, as well as other waste which, because of its nature or
composition, is similar to waste from households. On this basis, it states that the
proposed development would enable it to deal with waste such as that from offices
and staff canteens but not waste from production or processing operations which
would still be regarded as commercial and industrial waste.

18. In support of the proposed development, the applicant states that it wishes to accept
similar wastes to those already permitted as a result of expressions of interest and to
make use of waste transfer capacity. It also states that it hopes to attract waste from
an area to the east of the site (i.e. the eastern parts of Canterbury District and the
whole of Thanet and Dover Districts) and has no intention of hauling waste from towns
to the west of Canterbury. It further states that the proposed additional wastes would
be handled in the same way as those permitted using the same infrastructure and
process controls. The applicant has set out a break-down of the proposed volumes of
waste materials compared with those permitted that could potentially be handled by
type (as follows):-
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Type of waste Permitted Proposed
tonnages tonnages

Batteries 1,000 600

ELVs 6,000 2,000

Scrap metal 20,000 12,000

Tyres 1,000 200

Electrical waste (including fridges) 9,000 4,000

C&l dry recyclables 5,000 5,000

Domestic (“black bag”) waste, source 40,000

separated food waste and bulky domestic

waste

Domestic (“black bag”) waste, source 58,200

separated food waste, separately

collected fractions and bulky domestic

waste and

municipal wastes, arising only from

commercial, industrial and institutional

sources, including separately collected

fractions from those sources

Total 82,000 82,000

19. The applicant states that the proposed development would (amongst other things):

make no material difference to the wastes handled:;

¢ lead to more vehicles approaching / leaving the site from / to the east on the A28
(with a resultant reduction in vehicles travelling from / to the west);

¢ mean that refuse collection vehicles (RCVs) would make a single collection round
each day delivering to the site between 14:00 and 16:00 hours as a result of
collecting from a larger area;

e result in an additional 7 deliveries to the waste transfer building each day leading
to an additional 14 “open” and 14 “close” events (in turn increasing the overall
time that the doors to the waste transfer building would be open from 2% to 3%
hours per day); and

e provide replacement waste capacity following the recent closure of the Viridor
materials recycling facility (MRF) on the Canterbury Industrial Park.

Planning Policy Context
20. National Planning Policies — the most relevant National Planning Policies are set out

in the National Planning Policy Framework (NPPF) (March 2012), the Technical
Guidance to the NPPF (March 2012), PPS10: Planning for Sustainable Waste
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Management (July 2005, as amended in March 2011) and Planning for Sustainable
Waste Management. Companion Guide to PPS10 (2006). These are all material
planning considerations.

Paragraph 14 of the NPPF states: At the heart of the NPPF is a presumption in favour
of sustainable development which should be seen as a golden thread running through
both plan-making and decision-taking. For decision-taking this means (unless
material considerations indicate otherwise): approving development proposals that
accord with the development plan; and where the development plan is absent, silent or
relevant policies are out-of-date, granting permission unless: any adverse impact of
doing so would significantly and demonstrably outweigh the benefits, when assessed
against the policies in this Framework taken as a whole; or specific policies in this
Framework indicate development should be restricted. Paragraph 19 of the NPPF
states that the planning system should support sustainable economic growth.
Paragraph 109 of the NPPF states (amongst other things) that the planning system
should contribute to and enhance the local environment by preventing both new and
existing development from contributing to or being put at unacceptable risk from, or
being adversely affected by unacceptable levels of air or noise pollution. Paragraph
122 of the NPPF states that in making planning decisions, local authorities should
focus on whether the development itself is an acceptable use of land, and the impact
of the use, rather than the control of processes or emissions themselves where these
are subject to approval under pollution control regimes. It also states that local
planning authorities should assume that these regimes will operate effectively. The
Technical Guidance to the NPPF includes (amongst other things) detailed guidance on
dust and noise emissions.

PPS10 is also clear that noise, dust, visual intrusion, traffic and access and proximity
to sensitive receptors are important considerations when making decisions on waste
management development. However, it also makes it clear that: in considering
planning applications for waste management facilities, waste planning authorities
should concern themselves with implementing the planning strategy in the
development plan and not with the control of processes which are a matter for the
pollution control authorities (paragraph 26); the planning and pollution control regimes
are separate but complementary; pollution control is concerned with preventing
pollution through the use of measures to prohibit or limit the release of substances to
the environment to the lowest practicable level and ensures that ambient air and water
quality meet standards that guard against impacts to the environment and human
health; the planning system should focus on whether development is an acceptable
use of land and the impacts of those uses on the development and use of land and
waste planning authorities should work on the assumption that the relevant pollution
control regime will be properly applied and enforced (paragraph 27); and the detailed
consideration of a waste management process and the implications, if any, for human
health is the responsibility of the pollution control authorities (paragraph 30).
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21. Kent Waste Local Plan (March 1998) — This includes Saved Policies W6 (Need), W7
(Re-use), W9 (Waste Separation and Transfer), W18 (Noise, Dust and Odour), W20
(Land drainage and flood control), W21 (Nature conservation), W22 (Road traffic and
access) and W31 (Landscaping impact).

22. Canterbury District Local Plan First Review (July 2006) — This includes Saved
Policies ED1 (Safeguarding existing employment sites and premises), BE1 (Built
environment), BE7 (Conservation areas), NE1 (Natural environment), C1 (Transport),
C39 (Air quality), C40 (Potentially polluting development) and C41 (Waste
management and recycling).

23. Kent Minerals and Waste Local Plan 2013-2030 Pre-Submission Consultation
(January 2014) — At its meeting on 12 December 2013 the County Council resolved to
publish the Pre-Submission draft of the Minerals and Waste Local Plan (MWLP) 2013-
2030 in January 2014 for a 6 week consultation period. The consultation began on 31
January 2014 and runs until 16 March 2014. It is intended that the Kent MWLP will be
submitted to the Secretary of State in May 2014, an Examination in Public held in
September 2014, the Inspector's Report received in January 2015 and the Plan
adopted in April 2015. The draft policies relating to the delivery strategy for waste are
of limited significance to the proposed development although the following are of some
relevance: CSW1 (Sustainable development), CSW2 (Waste hierarchy), CSW4
(Strategy for waste management capacity), CSW6 (Location of non strategic waste
sites), CSW8 (Approach to waste management for non hazardous waste) and CSW17
(Safeguarding permitted waste sites). The following draft development management
policies are also relevant. DM1 (Sustainable design), DM2 (Sites of International,
National and Local Importance), DM5 (Heritage assets), DM9 (The water
environment), DM10 (Health and amenity), DM11 (Cumulative impact) and DM12
(Transportation of minerals and waste).

24. Kent Minerals and Waste Development Framework: Waste Sites Plan Preferred
Options Consultation (May 2012) — The emerging Waste Sites Plan identifies land at
Unit 14 Canterbury Industrial Park (immediately to the south of the application site) as
a preferred location for waste treatment / recycling facilities.

25. Canterbury District Local Plan Preferred Option Draft Consultation (June 2013) -
Consultation closed on 30 August 2013. The draft policies of relevance include: SP1
(Sustainable development), EMP4 (Protection of employment sites), T1 (Transport
strategy), CC12 (Water quality), LB5 (Internationally designated sites), LB6 (Nationally
designated sites), LB7 (Locally designated sites), DBE1 (Sustainable development),
HEG (Conservation areas), QL11 (Air quality) QL12 (Potentially polluting development)
and QL13 (Waste management and recycling).
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26. Kent Joint Municipal Waste Management Strategy (April 2007) — This includes
Policy 20 which states that the transfer station network will be improved across Kent to
promote efficient transport of wastes for treatment, recovery and disposal. It also
includes a number of other policies intended to assist in increasing recycling rates.

Consultations

27. Canterbury City Council — Objects strongly on the following grounds:

“1.  The proposal will result in a significant increase in the levels of black bag and
domestic waste being brought to the site and is likely to cause a significant
increase in the levels of odour emanating from the facility. It is considered that
this would significantly change the character of the operation carried out from
the application site and would have a unacceptable impact on the businesses
within the Lakesview Business Park and the locality as a whole, including
dwellings in the wider locality. The proposal will therefore have a significantly
detrimental impact on the amenity of the surrounding area.

2. The proposed significant increase in the levels of black bag and domestic
waste being brought to the site is likely to result in an increase in the levels of
vermin in and around the facility. It is considered that this would have an
unacceptable impact on the Lakesview Business Park itself, including the
businesses operating from the business park, as well as the areas of wildlife
interest adjacent to the site.

3. The proposed variation to the waste accepted on site would be likely to result
in a large number of HGVs visiting the site in a short period of time during the
afternoon at the end of their collection rounds (anticipated between 14:00 and
16:00). It is considered that the intensification of the traffic during these hours
would have an unacceptable impact on the local highway network.”

28. Westbere Parish Council — Has re-iterated its previous concerns as follows:

“Point 1 — Odour

Odour from this application is likely to cause unacceptable harm to the businesses,
their ability to contribute to the economy of the area and their employment of well
qualified and expert staff. The planned change of use at Lings is likely to cause
distress to employees with little ability to open office windows in the warmer weather
as there will be increased stench in the summer months. The business community
feel that this is an unacceptable strain on their businesses.

Point 2 - Air quality and pollution
Food waste and black bag collection will attract vermin and birds flocking to the site
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and increase a health hazard with pesticide pollution. This would have a further affect
on the quality of businesses within the park.

There is likely to be an increase in the number of lorries and other vehicles which
would be required to run an effective operation on the site, in particular the larger
transfer vehicles required to transport the material to a processing plant. There are
already considerable traffic problems on the A28, in particular the Sturry Railway
Crossing and its associated down time, and the school traffic using the road on a daily
basis. Any further congestion would add extra pollution causing an increase in odour
lingering, which would have a detrimental health hazard to the community, the elderly
residents and young children particularly being affected, this would be further
increased with the continual delays at the Railway crossing at Sturry. This would also
delay much of the remainder business units in being able to carry out the day to day
business.

Point 3 - Highways & Lakesview Business Park Roads The roads within the business
park are unadopted and as such there is no guarantee that they will be suitable for
increased use by heavy weighted vehicles; damage to these roads would pose a
further serious health and safety risk but also damage the other businesses with the
park who may well have their operations adversely effected by damaged road
surfaces and the costs associated with having to contribute to repair unadopted roads.

Point 4 - Surface water run-off

A concern was expressed in connection with black bag waste and food waste which
naturally produces a certain amount of liquid, either as a result from decomposition of
waste or liquid containers being amongst the black bags.

Fluid, which in itself will have odour, could become diluted during any rain fall and
could potentially seep out of the site into the surrounding units, may well seep into the
ground and soak into the ground water, possibly finding its way into the local water
table or the nearby lakes.

By definition, the water would run down, due to the site's location and the land
gradient, pollute the nearby lakes and cause a detrimental effect on the environment.

Point 5 - Environment

Concern was expressed of any threat of danger to the Westbere lakes, concerns for
any impact on the ecosystem and its natural beauty. The lakes are home to a variety
of rare species, a bird wintering area and numbers of endangered water life. The
lakes lead into the area which is adjacent to Stodmarsh National Nature Reserve.
Stodmarsh is a Site of Special Scientific interest (SSSI) and subject to a number of
international wildlife habitat designations — a Special Protection Area (SPA); Special
Area of Conservation (SAC) and Ramsar Convention Site. This is a very fragile and
rare environment. Any consideration of any change of use of unit D & E which has the
remotest possibility of causing any detrimental effects to the SSSI site would be
subject to the provisions of the Habitat Regulations; and would require screening for a
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full appropriate Assessment under the Regulations, this would need to be fully
assessed on its impact if planning approval is given.

Point 6 - Growth and sustainability of Lakesview Business Park

The Lakesview Business Park was set up to attract business units, to enhance the
business growth within the area, to support the local economy, increase business
revenue both to the area, to businesses and to government. To attract and increase
the employment opportunities within the area. All of these have been successful but
there is a real fear and concern that this will no longer be the case if the proposed
development takes place.”

29. Chislet Parish Council — No comments received.
30. Sturry Parish Council — No comments received.

31.  Environment Agency — No objection. Has reminded the applicant that any changes
to wastes collection may require an amendment to the Environmental Permit and
should be reflected and updated in the site’s management system.

32. Southern Water — Has no comments to make.

33. Natural England — No objection. Advises that although the application site is in close
proximity to the Stodmarsh Site of Special Scientific Interest SSSI, which forms part of
the Stodmarsh Wetland of Importance under the Ramsar Convention (Ramsar Site),
Special Area of Conservation (SAC) and Special Protection Area (SPA), the proposed
development is not likely to have a significant effect on the interest features for which
they are classified if undertaken strictly in accordance with the submitted details. It
also advises that KCC is not required to undertake an Appropriate Assessment to
assess the implications of the proposal on the site’s conservation objectives. It further
advises that the proposed development would not damage or destroy the SSSI if
undertaken as proposed and that the SSSI does not represent a constraint in
determining the application.

34. KCC Biodiversity Projects Officer — No objection. Is satisfied that the proposed
development would have limited potential to impact on designated sites as it would not
result in an increase in permitted traffic, the amount of waste processed at the site or
changes to the permitted pollution and dust mitigation measures.

35. KCC Noise and Air Quality / Odour Consultant (Amey) — No objection. Has
carefully considered the proposed development in the context of that already permitted
and has no objection subject to the existing controls relating to noise, odour, air quality
and dust being replicated (either through the planning permission or an Environmental
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Permit).
36. KCC Highways and Transportation — No objection. States that:-

“The information supplied by the applicant appears to suggest that the proposed
revision to operational restrictions are unlikely to have a material impact on the
number of HGV movements to and from the site. It is suggested that there may be a
moderate redistribution of traffic movements on the A28 from east to west, this is
something that could currently happen under the current restrictions, should the
location of source material change in the future.”

37. KCC Waste Management Group — Has responded as follows:-

“The Waste Disposal Authority has a statutory duty to seek provision for dealing with
domestic waste disposal arisings in Kent. The additional proposed waste handling
and transfer capability for residual MSW and separately collected food waste, which
constitutes a key component of the waste stream, is to be welcomed. In principle
therefore, the Waste Disposal Authority would support the additional handling and
processing capacity for these categories of waste. The “Kent Joint Municipal Waste
Management Strategy” (KIMWMS) identifies a requirement to reduce the amount of
untreated waste to be able to meet ever stricter EU Directives, Government targets
and Best Value Performance Indicators. The KIMWMS also promotes the use of
waste as a resource. This additional flexibility in the transfer capacity will readily allow
MSW currently going to landfill in Canterbury, to be re-handled locally and delivered to
either Allington Waste facility at Maidstone or, in the case of separately collected food
waste, to specialist processing facilities elsewhere in Kent. The proposed Hersden
location would ideally suit the local Waste Collection Authority, insofar as the site is
situated strategically located within their geographical area of operation. The
potentially available alternative Waste Transfer Stations locations are situated some
distance away at Ashford and Richborough, and would require additional travel time
and fuel to access. In order to meet its statutory obligations under the Environmental
Protection Act 1990, and deliver Value for Money, the Waste Disposal Authority
routinely seeks Competitive Tenders for the processing of all domestic waste arisings
in Kent. | would advise that the WDA is currently seeking to procure transfer capacity
for Organic and Dry Recyclable MSW arisings in the Canterbury area. The Contract
Criteria will include inter alia that particular consideration be given to the
environmental impact of the proposal, recycling targets set by Government, the
operational requirements of the Waste Collection Authorities (District Councils), the
minimisation of traffic and the technical sustainability and deliverability of the
proposal.”

38. KCC Economic and Spatial Development (Business Strategy and Support) — No
comments received.
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Representations

39. The application has been publicised both by site notice and newspaper advertisement.
All those who commented on planning application CA/13/18 and all properties
adjoining the site on Lakesview Business Park were notified. As explained in
paragraph 11 above, the applicant sought to engage with the local community through
a community liaison meeting on 28 October 2013. However, it is understood that this
was not attended by any of those invited.

40. Three responses have been received objecting to the application, including one from
Sir Roger Gale MP who has endorsed wholeheartedly the response from Westbere
Parish Council. The other reasons for objection can be summarised as follows:-

¢ Increased traffic (would be dangerous).
Speed of traffic.

e Damage to the roads on the Lakesview Business Park by one user with costs
having to be borne by the Management Company supported by the tenants.
Adverse impact on employment on Lakesview Business Park.

e The fast action doors have not just been opened and closed to allow HGVs to
enter and leave as required. They are opened early morning and closed at the
end of the day and are sometimes left open at night.

e Vermin (was not a problem until the application site opened).

Local Members

41. County Council Member Mr RA Marsh (Herne and Sturry) was notified in November
2013.

Discussion

42. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
planning applications are determined in accordance with the development plan unless
material considerations indicate otherwise. In the context of this application, the
development plan policies outlined in paragraphs 21 and 22 above are of most
relevance. Material planning considerations include the national planning policies
referred to in paragraph 20, the emerging development plan policies referred to in
paragraphs 23 to 25 and the Kent Joint Municipal Waste Management Strategy
policies referred to in paragraph 26. A report which (amongst other things) explained
the weight that should be given to development plan policies adopted prior to
publication of the National Planning Policy Framework (NPPF) was presented to the
County Council's Planning Applications Committee on 13 March 2013 (Item B1).
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Annex 1 to the NPPF states that development plan policies should not be considered
out of date simply because they were adopted prior to publication of the Framework.
It also states that for the 12 month period from publication of the NPPF (i.e. from 27
March 2012) decision takers may continue to give full weight to relevant development
plan policies adopted since 2004 (i.e. after publication of the Planning and Compulsory
Purchase Act 2004) even if there is a limited degree of conflict with the NPPF but that
after this 12 month period (i.e. after 27 March 2013) due weight should be given to
relevant policies in existing plans according to their degree of consistency with the
Framework (with greater weight given to policies that more closely accord with the
Framework). It is important to note that this does not change the statutory status of
the development plan which remains the starting point for decision making.

43. The main issues to be considered relate to:-

The principle of development at Lakesview Business Park;

Need / sustainable development;

Local amenity (e.g. air quality / odour, noise, health and visual impact);
Highways and transportation;

Water environment (ground and surface water);

Biodiversity (e.g. SSSI, SAC, SPA and Ramsar Site); and
Employment / economic development.

The principle of development at Lakesview Business Park

44, The application site already has the benefit of a number of planning permission for
waste management uses (most recently CA/13/18) and lies within an area identified
on Proposals Map Inset L of the Kent Waste Local Plan (March 1998) (Kent WLP) as
suitable in principle for the preparation of inert waste for re-use (Policy W7) and waste
separation and transfer (Policy W9). Policy W9 specifically relates to Category B and
C wastes. The Plan defines these respectively as degradable wastes (primarily
industrial) and putrescible wastes (including domestic refuse). The supporting text to
Policy W9 states that locations are needed for sorting and separation of materials
capable of being re-used, recycled and recovered and for the bulking-up of mixed
waste that is not able to be sorted for onward transhipment for disposal elsewhere.
The Plan goes on to say that a network of such facilities will be needed to meet waste
management requirements across Kent. Given the existing waste permissions and
Kent WLP allocation, the proposed development is acceptable in principle. It should
be noted that as the existing waste facility has the benefit of a permanent planning
permission, the site would be safeguarded by draft Policy CSW17 of the Kent Minerals
and Waste Local Plan 2013-2030 Pre-Submission Consultation (January 2014) (the
draft Kent MWLP (January 2014)). It is also worth noting that the principle of
employment use at Lakesview Business Park was established through the allocation

Page 29 C1.19



Item C1
Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and
industrial waste from commercial, industrial and institutional premises
from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview
Business Park, Hersden, Canterbury, Kent, CT3 4GP - CA/13/2209
(KCC/CA/0341/2013)

of the former Chislet Colliery site for this use in the Canterbury District Local Plan
(November 1998). Outline planning permission CA/98/0224 was granted in 2000 for
use of land as a business estate (Class B1 and B8). A number of more recent
planning permissions have been granted that include B2 uses on land to the south and
east of application site (i.e. towards the rear of the business park). The employment
allocation was carried forward into the Canterbury District Local Plan First Review
(July 2006) (Canterbury DLP) where Policy ED1 seeks to safeguard existing
employment sites and premises.

45, Paragraph 20 of PPS10, Policies W3, W7 and W9 of the Kent WLP and draft Policy
CSW6 of the draft Kent MWLP (January 2014) all support the location of waste
management facilities within or adjacent to existing waste management operations
and / or industrial uses. On this basis, regardless of the permitted waste use and the
Kent WLP allocation, proposals for waste management facilities at the Lakesview
Business Park would in principle be viewed favourably provided they are consistent
with other policies and relevant criteria.

46. Having established that the proposed development is acceptable in principle on Plots
D and E of the Lakesview Business Park, it is necessary to consider whether it is
acceptable in all other respects. These issues will be addressed in the following
sections.

Need / Sustainable development

47. Whilst Policy W6 of the Kent WLP states that need will be a material consideration in
the determination of applications for waste management development on sites outside
those identified in the Plan where demonstrable harm would be caused to an interest
of acknowledged importance, the policy does not specifically apply to proposals on
sites allocated in the Plan. Paragraph 22 of PPS10 states that when proposals are
consistent with an up to date development plan, waste planning authorities should not
require applicants for new or enhanced waste management facilities to demonstrate a
quantitative or market need for their proposal. In this case, | consider that the
development plan is generally consistent with PPS10 and the NPPF. However, given
that need is an important element of sustainable development it remains relevant and
should properly be considered and weighed against any disbenefits that may arise
from the proposed development, particularly where material harm would be likely to
arise. Canterbury DLP Policies BE1 and C41 state that the need for development will
be a consideration when applications are considered. Draft Policy SP1 of the
Canterbury District Local Plan Preferred Option Consultation Draft (June 2013) (the
draft Canterbury DLP (June 2013)) confirms the presumption in favour of sustainable
development. Draft Policy DBE1 states that development should respond to the
objectives of sustainable development and reflect the need to safeguard and improve
the quality of life for residents, conserve energy resources and protect and enhance
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the environment.

48. Policy 20 of the Kent Joint Municipal Waste Management Strategy (Kent JMWMS)
states that the transfer station network will be improved across Kent to promote
efficient transport of wastes for treatment, recovery and disposal. A new facility has
recently opened at Brunswick Road, Ashford and draft Policy CSW?7 of the draft Kent
MWLP (January 2014) states that a site will be identified in the Kent Waste Sites Plan
for a household waste recycling centre to serve the Borough of Tonbridge and Malling.
The Kent JMWMS also includes a number of policies intended to assist in increasing
recycling and composting rates whilst providing appropriate residual waste
management services. Whilst paragraph 6.0.32 of the draft Kent MWLP (January
2014) states that there is no lack of capacity for recycling or processing non-
hazardous waste for re-use prior to 2030, but that a capacity gap is emerging in 2024
for treating green and kitchen waste (which is provided for in draft Policy CSW8), it
also states that there is no intention to restrict the amount of new capacity for waste
management for recycling or processing of waste or to restrict provision of additional
capacity of green and/or kitchen waste treatment facilities to the later part of the plan
period as the sooner it is delivered the greater the impact will be on reducing waste
going to landfill.

49. Paragraph 14 of the NPPF states that there is a presumption in favour of sustainable
development and that this should be seen as a golden thread running through both
plan-making and decision-taking. For decision-taking this means that, unless material
considerations indicate otherwise, proposals that accord with the development plan
should be approved. It also states that where the development plan is absent, silent
or relevant policies are out-of-date, permission should be granted unless any adverse
impact of doing so would significantly and demonstrably outweigh the benefits.
Paragraph 19 of the NPPF states that the planning system should support sustainable
economic growth. Sustainable waste management, as its title suggests, is at the heart
of PPS10. The need for sustainable development is also reflected in many of the
policies referred to in paragraphs 21, 22, 23 and 25 above.

50. Although the application appears primarily intended to allow the acceptance of “black
bag” and source separated food waste from the commercial and industrial sectors that
are similar to those already permitted from households (and thereby make use of
permitted capacity that is currently unused following the award of the contract for the
handling of these waste collected from within Canterbury District to a competitor) and
enable the site to handle separately collected fractions of household waste (e.g. dry
recyclables), it would also allow as much as an additional 18,200tpa of “black bag” and
source separated food waste to be handled were this to be available. This additional
amount could be obtained from households or commercial and industrial sources (or
some combination thereof).

Page 31 C1.21



Item C1
Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and
industrial waste from commercial, industrial and institutional premises
from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview
Business Park, Hersden, Canterbury, Kent, CT3 4GP - CA/13/2209
(KCC/CA/0341/2013)

51. KCC Waste Management Group states that the Waste Disposal Authority (WDA)
supports in principle the provision of additional waste handling and transfer capability
for residual municipal solid waste (MSW) and separately collected food waste to serve
the Canterbury District for the reasons set out in paragraph 37 above. It has also
confirmed that the WDA is currently seeking to procure transfer capacity for MSW
arisings in the Canterbury area and indicated that the proposed site appears to offer a
number of benefits.

52. Although there would be no overall change in the total waste tonnage permitted at the
site (as illustrated in the table at paragraph 18 above), the proposed development
would provide additional flexibility for certain waste streams meaning that better use
could be made of the site. Whilst the proposed changes in waste tonnages referred to
in the table at paragraph 18 appear somewhat contrived in order to ensure that the
overall 82,000tpa does not increase, the applicant has advised that the proposed
reductions in tonnages for batteries, ELVs, scrap metal, tyres and electrical waste
reflect current experiences with the respective markets for these waste streams which
have reduced the amounts available (and likely to become available) for handling. It is
understood that the former Viridor site on the Canterbury Industrial Estate has been
closed / vacant since 1 April 2013, that its use as a materials recycling facility (MRF)
ended in 2012 and that waste transfer operations ceased about 12 years ago.
Regardless of whether there is any absolute need for additional capacity for the
proposed waste streams at this time, the proposed development would provide
replacement capacity for some of that lost on the Canterbury Industrial Estate
(particularly when considered alongside the unimplemented MRF building at the
application site). It would also assist in facilitating the sustainable management of a
number of waste streams consistent with adopted and emerging waste policy.

53. Notwithstanding the above, it remains to be determined whether the proposed location
is acceptable having regard to other development plan policies and material planning
considerations. Until the proposed development has been fully assessed against
other policies and material considerations, it is not possible to say if this is the case
and whether it represents sustainable development.

Local amenity (e.q. air quality / odour, noise, health and visual impact)

54. As indicated in paragraph 20 above, Government policy on waste seeks to ensure that
potential adverse amenity and health impacts associated with development proposals
are minimised. PPS10 makes it clear that modern, appropriately located, well-run and
well-regulated, waste management facilities operated in line with current pollution
control techniques and standards should pose little risk to human health and that the
detailed consideration of a waste management process and the implications (if any)
for human health is the responsibility of the pollution control authorities. It further
states that: the planning and pollution control regimes should complement rather than
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duplicate each other; waste planning authorities should concern themselves with
implementing the planning strategy in the development plan and not with the control of
processes which are a matter for the pollution control authorities; and waste planning
authorities should work on the assumption that the relevant pollution control regime
will be properly applied and enforced. Paragraph 109 of the NPPF states (amongst
other things) that the planning system should contribute to and enhance the local
environment by preventing both new and existing development from contributing to or
being put at unacceptable risk from, or being adversely affected by unacceptable
levels of air or noise pollution. Although the NPPF does not include waste policy,
paragraph 122 states that in making planning decisions, local authorities should focus
on whether the development itself is an acceptable use of land, and the impact of the
use, rather than the control of processes or emissions themselves where these are
subject to approval under pollution control regimes. It also states that local planning
authorities should assume that these regimes will operate effectively. Paragraph 123
states that planning decisions should aim to avoid noise from new development giving
rise to significant adverse effects on health and quality of life and mitigate and reduce
to a minimum other adverse impacts on health and quality of life arising from noise
from new development, including through the use of conditions.

55. Kent WLP Policy W18 requires planning authorities to be satisfied as to the means of
control of noise, dust, odours and other emissions for waste management proposals,
particularly in respect of potential impact on neighbouring land uses and amenity.
Canterbury DLP Policy BE1 states that the compatibility of the use with adjacent uses
and the amenity of the existing environment will be considerations when applications
are considered. Policies C39 and C40 seek to safeguard air quality and prevent
pollution (including that associated with noise) and state that mitigation measures will
be required as necessary. Policy C41 states that waste proposals should address
(amongst other things) air quality and the impact on public health, noise impact and
residential amenity. Draft Policy DM1 of the draft Kent MWLP (January 2014) states
that waste management development should be designed to ensure that it gives rise
to no significant adverse impacts on the environment or communities. Draft Policy
DM10 states that waste development will be permitted if it can be demonstrated that it
is unlikely to generate significant adverse impacts from noise, dust, vibration, odour,
emissions, bioaerosols, illumination, visual intrusion, traffic or exposure to health risks
and associated damage to the qualities of life and wellbeing of communities and the
environment. Draft Policy QL11 of the draft Canterbury DLP (June 2013) states that
development that could directly or indirectly result in material additional air pollutants
and worsening levels of air quality within the area surrounding the development site
will not be permitted unless acceptable measures have been taken as part of the
proposal. Draft Policy QL12 states that when granting planning permission for
development which could potentially result in pollution, conditions will be imposed to
ensure subsequent mitigation measures are undertaken. Draft Policy QL13 states
that major proposals for waste-related proposals should address (amongst other
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things) air quality and the impact on public health, noise impact and residential
amenity.

56. Canterbury City Council, Westbere Parish Council and the three individuals who have
responded to the application have variously referred to adverse local amenity impacts
such as odour and air quality (suggesting that these could lead to adverse health
impacts) and have referred to the likelihood of increases in vermin and birds. Such
impacts, together with noise, were of primary concern to those who objected to
application CA/13/18. One of the respondents (occupying a nearby unit) has also
alleged that the fast action doors to the waste transfer building have not just been
opened and closed to allow HGVs to enter and leave and have instead been left open
all day and even at night. The same respondent has stated that vermin was not a
problem until the application site opened.

57. The Environment Agency (responsible for regulating operations at the site) has no
objection to the proposed development although it has noted that it may require an
amendment to the Environmental Permit and the site’s management system. The
County Council’s noise and air quality / odour consultant (Amey) has no objections to
the proposed development subject to the existing controls relating to noise, odour, air
quality and dust being replicated (either through the planning permission or an
Environmental Permit).

58. The applicant has responded to the specific allegations referred to in paragraph 56
above by stating that it does not leave the doors to the facility open overnight and that
it has implemented measures to control pests and vermin, including by way of
installing traps laden with bait. | note that the applicant has not specifically refuted the
suggestion that the doors to the waste transfer building have been left open during the
day. Condition 22 of planning permission CA/13/18 requires that the automatic fast
action fabric inner doors to the waste transfer building be kept closed at all times
except to allow vehicles transporting waste to and from the building and plant and
machinery involved in waste handling within the building to enter or leave and to
enable emergency maintenance that cannot be undertaken when the building contains
no waste to take place. | understand that with the exception of a two-week period
during September 2013 when the waste transfer building at the application site was
used to handle source separated food waste collected from the Canterbury District
due to the temporary closure of the waste transfer station at Richborough as a result
of a fire, it has only been used for the temporary storage and transfer of dry
recyclables. This was the case during a visit to the site on 26 November 2013.
Notwithstanding the wording of condition 22, at those times when “black bag” and / or
source separated food waste was not being handled at the site, the need to keep the
doors to the waste transfer building closed at all times apart from when HGVs enter or
leave the building would not technically have been necessary to control odour due to
the different nature / characteristics of the other materials provided the interior of the
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building had been properly cleaned. However, as and when it is used for “black bag”
and / or source separated food waste strict accordance with the requirement would be
expected and enforced as necessary. Although | have no evidence to support the
alleged increase in vermin, it is possible that disturbance to the application site during
its recent development may have led to some issues locally. The vermin controls are,
and would remain, a requirement of the Environmental Permit. The continuing
enclosed nature of the proposed operations involving “black bag” waste or source
separated food waste would prevent scavenging birds from becoming a problem.

59. Given that the proposed additional waste streams would be very similar or identical in
nature to those already permitted (subject to the exclusion of green / garden waste as
confirmed by the applicant in paragraph 17 above), it is reasonable to conclude that
their impacts would also be much the same provided that they were managed in a
similar way. In the case of “black bag” and source separated food waste from
municipal sources, it would be important to ensure that this is only deposited, handled,
stored and transferred within the waste transfer building and that the controls relating
to fast action doors, odour suppression system and the time such wastes may be
stored within the building are maintained. In this respect, | am satisfied that impacts
associated with the nature of the waste do not need to be considered further.
However, as explained in paragraph 50 above, the proposed development could lead
to an increase in the amount of “black bag” and source separated food waste handled
at the site (i.e. up to an additional 18,200tpa). This could, in turn, lead to the need for
the doors to the waste transfer station being opened and closed more often to allow
HGVs involved in transporting waste to enter and leave the building. As noted in
paragraph 19 above, the applicant has estimated that the additional 18,200tpa of
waste could result in an additional 7 deliveries to the waste transfer building each day
leading to an additional 14 “open” and 14 “close” events (i.e. an increase from 112 to
140 events per day). It has calculated that this would, in turn, increase the overall time
that the doors to the waste transfer building would be open from 2% to 3% hours per
day (i.e. an extra % hour). The applicant does not consider that this would make any
material difference provided that the facility is operated in accordance with the
Environmental Permit and the required odour abatement controls are complied with. It
is important to note that neither the Environment Agency nor the County Council’s air
quality / odour consultant (Amey) have disputed this. As set out in paragraph 20
above, the NPPF and PPS10 both state that local planning authorities should assume
that the pollution control regime (in this case the Environmental Permit) will operate
effectively and be enforced.

60. Although no specific concerns have been raised about noise on this occasion and | am
satisfied that there would be no significant change in noise associated with the
proposed development, it would remain appropriate for the existing noise condition to
be imposed again if planning permission is granted. This would be consistent with the
advice provided by the County Council’s noise consultant (Amey).
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61. Notwithstanding the concerns expressed by Canterbury City Council, Westbere Parish
Council and the three individuals who have responded, | am satisfied that the
proposed development would continue to be satisfactorily controlled (both through the
planning and environmental permitting regimes) and would accord with the
requirements of the NPPF, PPS10 and the development plan policies referred to in
paragraphs 54 and 55 above subject to the imposition of those conditions relating to
these issues contained in planning permission CA/13/18 (updated as necessary to
ensure that the controls applied to “black bag” and source separated food waste from
domestic sources are applied to those similar wastes from municipal sources and to
reflect the non-material amendment approved in November 2013).

Highways and transportation

62. As indicated in paragraph 20 above, Government policy on waste seeks to ensure that
transportation impacts of development proposals are minimised. PPS10 states that
the selection of sites for new or enhanced waste management facilities should involve
consideration of the capacity of existing and potential transport infrastructure to
support the sustainable movement of waste and that the suitability of the road network
and the extent to which access would require reliance on local roads are criteria that
should be considered. These aims are also reflected in many of the adopted and
emerging development plan policies referred to in paragraphs 21 to 23 and 25 above.
Policy W22 of the Kent WLP requires waste management proposals to be acceptable
in terms of highway safety and capacity. Canterbury DLP Policy C1 states that the
level and environmental impact of vehicular traffic will be controlled when considering
the location of development. Draft Policy DM12 of the draft Kent MWLP (January
2014) states that waste development will be required to minimise road miles except
where there is no practicable alternative to road transport which would be
environmentally preferable. It also states that where road transport is required the
proposed access must be safe and appropriate, the impact of traffic not detrimental to
road safety, the highway network must be able to accommodate the traffic generated
and it should not have a significant impact on the environment or local community.
Draft Policy T1 of the draft Canterbury DLP (June 2013) states that (amongst other
things) controlling the level and environmental impact of vehicular traffic including air
quality and reducing cross-town traffic movements in the historic centre of Canterbury
will be taken account of when considering the location of new development.

63. Canterbury City Council has objected on the grounds that the proposed development
would lead to a large number of HGVs visiting the site in a short period of the day (i.e.
between 14:00 and 16:00 hours) at the end of their collection rounds and that the
resultant intensification of traffic during these hours would have an unacceptable
impact on the local highway network. Westbere Parish Council has referred more
generally to adverse traffic impacts associated with large HGVs (including traffic
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problems and delays associated with the railway crossing at Sturry) and specifically to
the fact that the roads within Lakesview Business Park are unadopted such that there
is no guarantee that they are suitable for HGVs. It has also stated that HGVs could
damage estate roads creating health and safety issues and lead to additional costs
being borne by the occupants of other units. The latter point has also been raised by
the other respondents, along with concerns about increased traffic (which they state
would be dangerous) and the speed of traffic.

64. Kent County Council Highways and Transportation has no objection on the basis that
the proposed development would be unlikely to have a material impact on the number
of HGV movements to and from the site, although it has noted that there may be some
moderate redistribution of traffic movements on the A28 from east to west. In the
absence of it having raised any concerns, | am satisfied that the potential
intensification of traffic between 14:00 and 16:00 and the suggested unacceptable
impact on the local highway network or highway safety are not reasons to refuse
permission in this case. It should also be noted that the applicant does not propose to
amend the current restriction on HGV movements which would remain at 324 per day
(i.e. 162 in / 162 out) and that planning permission CA/13/18 contains no controls in
respect of vehicle routeing or the times during the working day when HGVs can enter
or leave the site. As there would be no change in the number of permitted HGV
movements and the vehicles used to transport the new waste streams would be the
same or very similar to those for the wastes already permitted, | am also unable to
support the concerns expressed about damage to estate roads or the potential
associated financial impact of this.

65. Assuming that the proposed development led to a redistribution of traffic movements
on the A28 from east to west, as suggested by the applicant, this could mean more
HGVs travelling past Upstreet Conservation Area (approximately 2km to the east of
Lakesview Business Park and immediately to the south of the A28). However, in the
absence of any current routeing arrangements, as the A28 is a major road and part of
the primary route network and as any additional movements would be transitory and
experienced in the context of a significant number of other vehicle movements, | do
not consider that an objection based on any impact on the Conservation Area or
related Policy BE7 of Canterbury DLP or draft Policy HEG of the draft Canterbury DLP
(June 2013) could be substantiated. In coming to this view | have also had regard to
the fact that any resultant reduction in HGVs travelling to and from the west would lead
to a reduced impact on Westbere Conservation Area (approximately 2km to the west
of Lakesview Business Park and immediately to the south of the A28) and, potentially,
fewer movements through Canterbury (which would be consistent with draft Policy T1
of the draft Canterbury DLP (June 2013). It would also assist in reducing HGV
numbers at the railway crossing at Sturry to the west.
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66. Given the above, | am satisfied that the proposed development would accord with the
policies set out in paragraph 62 and see no reason to refuse the application on
highways and transportation grounds subject to existing conditions relating to these
matters being included as part of any new permission.

Water environment (ground and surface water)

67. PPS10 states that locational criteria for waste management facilities should include
the proximity of vulnerable surface and groundwater. Paragraph 120 of the NPPF
states that planning decisions should ensure that new development is appropriate for
its location and that the effects of pollution on the natural environment and the
potential sensitivity of the area should be taken into account. Paragraph 100 seeks to
ensure that development in areas of highest flood risk is avoided and that
development does not increase the likelihood of flooding elsewhere. Policy W19 of
the Kent WLP requires the quality and quantity of surface and groundwater resources
to be protected. Policy W20 of the Kent WLP requires land drainage, flood control
and land stability to be safeguarded. Canterbury DLP Policy C40 seeks to prevent
pollution and states that mitigation measures will be required as necessary. Policy
C41 states that waste proposals should address (amongst other things) hydrology and
ground conditions. Draft Policy DM9 of the draft Kent MWLP (January 2014) states
that planning permission will be granted for waste development where it does not
result in the deterioration of physical state, water quality or ecological status of any
waterbody, or have an unacceptable impact on groundwater Source Protection Zones
or exacerbate flood risk and that such proposals must include measures to ensure this
is the case. Draft Policy CC12 of the draft Canterbury DLP (June 2013) states that
new development should incorporates well designed mitigation measures to ensure
that there is no adverse effect on water quality.

68. Although Westbere Parish Council has objected due to concerns about surface water
run-off (and Sir Roger Gale MP has supported Westbere Parish Council’'s position),
neither the Environment Agency nor Southern Water have raised any such concerns
or any objections to the proposed development.

68. Given the above, as the site would continue to be subject to an Environmental Permit
issued by the Environment Agency and as the proposed changes to the waste
streams would have no significant impact on the water environment, | am satisfied that
the proposed development accords with the above policies and that there is no reason
to refuse permission due to potential impact on the water environment subject to the
re-imposition of conditions imposed on planning permission CA/13/18 (updated as
necessary to reflect the non-material amendment approved in November 2013).
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Biodiversity (e.g. SSSI, SAC, SPA and Ramsar Site)

69. PPS10 states that locational criteria for waste management facilities should include
consideration of whether there would be any adverse effect on a site of international
importance for nature conservation (SPA, SAC and Ramsar Sites) or a site with a
nationally recognised designation (SSSI or NNR). Paragraph 118 of the NPPF states
that local planning authorities should seek to conserve and enhance biodiversity when
determining planning applications. It also states that permission should not normally
be granted for development on land outside a SSSI that is likely to have an adverse
effect on the SSSI and emphasises the importance of protecting European designated
sites (e.g. SAC, SPA and Ramsar Sites). Policy W21 of the Kent Waste Local Plan
states that the planning authority will need to be satisfied that the ecological interests
of the site and its surroundings have been established and provisions made for the
safeguarding of species of wildlife importance. Canterbury DLP Policy C41 states that
waste proposals should address (amongst other things) ecology and nature
conservation interests. Draft Policy DM2 of the draft Kent MWLP (January 2014)
requires (amongst other things) that waste development should not have a significant
impact on the integrity, character, appearance and function, biodiversity interests,
geological interests, heritage interests or amenity value of sites of international,
national and local importance (including SACs, SPAs, Ramsar sites and SSSIs) unless
it can be demonstrated that there is an overriding need for the development and any
impacts can be mitigated or compensated for such that there is a net planning gain.
Draft Policy DM3 states that waste development should not result in significantly
adversely affect Kent’s important biodiversity assets. Draft Policies LB5, LB6 and LB7
of the draft Canterbury DLP (June 2013) respectively seek to protect internationally,
nationally and locally designated sites.

70. Although Canterbury City Council and Westbere Parish Council have objected due to
concerns about potential adverse impacts of biodiversity / wildlife interests (and Sir
Roger Gale MP has supported Westbere Parish Council’'s position), neither the
Environment Agency, Natural England nor the County Council’s Biodiversity Projects
Officer have raised any such concerns and have all raised no objections to the
proposed development. Westbere Parish Council has also suggested that the
application may need to be subject to an appropriate assessment under the Habitats
Regulations. However, Natural England has specifically advised that an appropriate
assessment is not necessary.

71. Given the above, as the site would continue to be subject to an Environmental Permit
issued by the Environment Agency and as the proposed changes to the waste
streams would have no significant impact on biodiversity interests, | am satisfied that
the proposed development accords with the above policies and that there is no reason
to refuse permission on biodiversity grounds subject to the re-imposition of conditions
imposed on planning permission CA/13/18 (updated as necessary to reflect the non-
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material amendment approved in November 2013).

Employment / economic development:

72. The NPPF establishes a presumption in favour of sustainable development. This
involves consideration of economic, social and environmental factors. It also states
that development proposals that accord with the development plan should be
approved unless material considerations indicate otherwise and that where the
development plan is absent, silent or relevant policies are out-of-date, planning
permission should be granted unless any adverse impact of doing so would
significantly and demonstrably outweigh the benefits when assessed against the
Framework’s policies taken as a whole or if specific policies in the Framework indicate
development should be restricted. Paragraph 19 of the NPPF states that the planning
system should support sustainable economic growth.

73. Canterbury City Council, Westbere Parish Council and the three individuals who have
responded to the application have either directly or by implication referred to adverse
impacts on employment at the Lakesview Business Park. These issues were raised
more widely during the consultation and public meeting on application CA/13/18 and
when the application was determined. However, | note that the County Council’s
Economic Development and Spatial Development (Business Strategy and Support)
Group has not commented on the current application. Canterbury City Council has
also objected on the grounds that the proposed development would significantly alter
the character of the operation carried out from the application site.

74. Given that the application proposes a relatively minor amendment to what is already
provided for by planning permission CA/13/18, and as | am satisfied that the proposals
accord with relevant development plan and national planning policies (including those
in the NPPF and PPS10) for the reasons set out elsewhere in this report, | can see no
justification for refusing the application for employment / economic development
reasons and am unable to support the assertion that the proposal would significantly
alter the character of the operations undertaken at the site.

Conclusion

75. For the reasons set out above, including in particular the existence of the extant
planning permissions, the Kent WLP allocation and the planning policy support for
waste management facilities to be located on industrial estates and to be co-located
with other waste management development, | am satisfied that the proposed
development is acceptable in principle. | am also satisfied that the proposed
development would assist in providing greater flexibility for the management of both
municipal solid waste (MSW) and commercial and industrial (C&l) waste consistent
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with adopted and emerging waste policy. | am also satisfied that the proposed
development is acceptable in terms of local amenity, highways and transportation, the
water environment and biodiversity subject to the re-imposition of those conditions
contained in planning permission CA/13/18 as amended by the conditions proposed by
the applicant in paragraph 16 above (clarified to exclude green / garden waste) with
such consequential changes as are necessary to ensure that the controls applied to
“black bag” and source separated food waste from domestic sources are applied to
those similar wastes from municipal sources and to reflect the approval given in
respect of the non-material amendment to planning permission CA/13/18 in November
2013. As aresult, | am further satisfied that there would be no material harm and that
there is therefore no need to consider whether better alternative sites exist.
Notwithstanding the concerns that have been raised by respondents (including the
perceived adverse impacts on employment and economic development), | do not
consider that these are sufficient to override the usual presumption in favour of
granting planning permission in this case. | therefore conclude that the proposed
development is sustainable and should be permitted and recommend accordingly.

Recommendation

76. | RECOMMEND that PERMISSION BE GRANTED SUBJECT to the conditions and
informatives included in planning permission CA/13/18 (dated 15 April 2013) being re-
imposed with the following exceptions:

(i)  Conditions (8) and (9) being re-worded as follows:-
(8). Only the following waste materials shall enter the site:

(i) those wastes specified in section 8 “Description of the Development”
of the Environmental Statement Non-Technical Summary dated 27
February 2009 (document reference: ES NTS Final 27.2.09) that
accompanied planning application CA/09/607;

(i) domestic (‘black bag”) waste, source separated food waste,
separately collected fractions (excluding green / garden waste) and
bulky domestic waste collected from within Canterbury District; and

(i)  municipal wastes, arising only from commercial, industrial and
institutional sources, including separately collected fractions from
those sources (excluding green / garden type waste).

Reason: Waste materials outside these categories may raise

environmental, pollution or other issues that would need to be considered
afresh.
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(9). No more than 82,000 tonnes of waste shall enter the site in any one year
and of this no more than a combined total of 58,200 tonnes shall be:

a. domestic:
i “black bag” waste;
ii. source separated food waste;
iii.  separately collected fractions; and
iv.  bulky domestic waste; and

b. municipal waste, arising only from commercial, industrial and
institutional sources, including separately collected fractions from
those sources.

Reason: To ensure that the development is carried out in accordance with
the approved plans and details and to accord with the objectives of Kent
Waste Local Plan Policies W18 and W22.

(i)  Conditions (5), (11), (21), (23) and (24) being re-worded to ensure that the
controls applied to “black bag” and source separated food waste from domestic
sources are applied to those similar wastes from municipal sources.

(i)  Condition (3) being re-worded to reflect the non-material amendment to planning
permission CA/13/18 approved on 27 November 2013 relating to (amongst other
things) the size and orientation of a roll-over bund (which separates the car
dismantling area from the rest of the site), the external design and internal layout
of the non-ferrous building and main vehicular access gate and the installation of
vehicle and engine storage pits.

(iv) The Schedule attached to the planning permission being amended to reflect (iii)
above and the explanatory notes updated to reflect the latest adopted and
emerging development plan policies and the reasons for granting planning
permission outlined in this report.

| Case Officer: Jim Wooldridge Tel. no. 01622 221060

| Background Documents: see section heading.
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CC1 (Detailed) Reference Code of Application: CA/13/18

KENT COUNTY COUNCIL

TOWN AND COUNTRY PLANNING ACTS
THE TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE)
(ENGLAND) ORDER 2010

Notification of Grant of Permission to Develop Land

To:  Ling (UK) Holdings Limited
Clo Goddard Planning Consultancy
16 Dover Street
Canterbury
Kent CT1 3HD

TAKE NOTICE that the KENT COUNTY COUNCIL, the County Planning Authority under the
Town and Country Planning Act, HAS GRANTED PERMISSION for development of land
situated at Plots D and E, Lakesview Business Park, Hersden, Canterbury, Kent and being a
change of use from a metal and vehicle recycling and transfer centre with materials recycling
centre for dry recyclable waste and electrical goods, the storage of associated waste and waste
products and the storage of demolition and contracting plant and vehicles to a facility handling
all of the above and domestic (“black bag") waste and source-separated food waste referred to
in an application for permission for development dated 12 December 2012 with accompanying
planning application form and details as referred to in the attached schedule (including those
which amend, amplify or clarify the proposals), SUBJECT TO THE CONDITIONS SPECIFIED
hereunder:

Time Limits (Commencement)

1.  The development to which this permission relates shall be begun not later than the
expiration of 3 years beginning with the date of this permission. Written notification of
both the date of implementation of the planning permission and commencement of
operations at the facility shall be sent to the Waste Planning Authority within 7 days of
both these dates.

Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (as
amended).
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Restriction of Permitted Development Rights

2.  Notwithstanding the provisions of part 4 of schedule 2 of the Town and Country Planning
(General Permitted Development) Order, 1995 (or any Order amending, replacing or re-
enacting that Order), no fixed plant or machinery, buildings, or structures and erections
shall be located on site without the prior approval in writing of their siting, design and
external appearance by the Waste Planning Authority.

Reason: To protect the visual amenities of the area and minimise impact and to accord
with the objectives of Kent Waste Local Plan Policy W25.

Working Programme

3. Unless otherwise approved beforehand in writing by the Waste Planning Authority, the
development to which this permission relates shall be carried out and completed in all
respects strictly in accordance with the submitted documents referred to above and in the
schedule aftached to this decision notice, together with the details permitted under
planning reference CA/09/607 on 17 November 2008, as amended by the details
permitted under planning reference CA/10/285 on 2 August 2010, the details approved
pursuant to conditions 2, 3, 4 and 5 of planning permission CA/10/285 on 8 August 2012
and the details approved pursuant to conditions 1, 11, 12, 13, 23 and 24 of planning
permission CA/10/285 on 20 December 2012, and as stipulated in the conditions set out
above and below.

Reason: For the avoidance of doubt and to ensure that the development is carried out in
accordance with the approved plans and details and to accord with the
objectives of Kent Waste Local Plan Policies W18-W32.

4. A copy of this permission and the approved plans and other details shall be available in
the operator's site office at all times during the operational life of the site. Any subsequent
approved amendments shall also be available.

Reason: For the avoidance of doubt and to ensure that the development is carried out in
accordance with the approved plans and defails.

5. Domestic (“black bag") waste, source separated food waste and bulky domestic waste
shall only be deposited, handled, stored and transferred within the Waste Transfer
Building shown on drawing number 11907/A1/061 titled “Proposed Site Plan” (dated 22
November 2012).

Reason: To ensure that the development is carried out in accordance with the approved
plans and details and to accord with the objectives of Kent Waste Local Plan
Policies W18 and W22,
6. Stockpiles on site shall not exceed 5 metres in height.
Reason: To protect visual and other local amenities.

7.  Precautions shall be taken to prevent tipping by unauthorised persons including prompt
repairs to the perimeter fencing and gates. Any unauthorised material tipped on the site
shall be removed to an authorised site within 24 hours of such tipping having taken place.

Reason: To protect visual and other local amenities.
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Types, Sources and Quantities of Waste

8.  Only the following waste materials shall enter the site:

(i) those wastes specified in section 8 “Description of the Development” of the
Environmental Statement Non-Technical Summary dated 27 February 2009
(document reference: ES NTS Final 27.2.09) that accompanied planning application
CA/09/607; and

(i) domestic ("black bag”) waste, source separated food waste and bulky domestic
waste collected from within Canterbury District.

Reason: Waste materials outside these categories may raise environmental, pollution or
other issues that would need to be considered afresh.

9.  No more than 82,000 tonnes of waste shall enter the site in any one year and of this no
more than 40,000 tonnes shall be domestic (“black bag”) waste, source separated food
waste and bulky domestic waste.

Reason: To ensure that the development is carried out in accordance with the approved
plans and details and to accord with the objectives of Kent Waste Local Plan
Policies W18 and W22,

10. Records detailing the quantities of waste entering the site, during the previous three years,
shall be maintained for the life of the facility hereby permitted and shall be made available
to the Waste Planning Authority on request.

Reason: To assist the Waste Planning Authority in monitoring compliance with condition
9. '

Hours of Operation

11, Unless otherwise approved beforehand in writing by the Waste Planning Authority,
operations associated with the receipt, handling and export of domestic (“black bag”)
waste, source separated food waste and bulky domestic waste shall only take place
between the following times:-

07:00 to 18:00 hours Monday to Friday;
07:00 to 13:00 hours on Saturdays.

No operations shall take place on Saturday afternoons and Sundays.

Reason: To ensure the minimum disturbance and avoidance of nuisance to the
environment of locality and to accord with the objectives of Kent Waste Local
Plan Policy W18.

12. Unless otherwise approved beforehand in writing by the Waste P'lanning Authority,
operations associated with those wastes referred to in condition 8(i) above shall only take
place at the following times:-

(@ With the exception of waste sorting activities permitted within the Materials

Recycling Facility (MRF) and the delivery to the site of recovered abandoned
vehicles, no activities shall take place on the site, nor shall there be any movement
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of any vehicles transporting waste to or from the site, except between the following
times:

07:00 to 18:00 hours Monday to Friday;
07:00 to 13:00 hours Saturdays;

(b) No work with the exception of that identified above in connection with the operation
of the Materials Recycling Facility (MRF) and the delivery of abandoned vehicles
together with the delivery of waste materials collected from Civic Amenity sites and
from members of the public visiting the site shall take place on Bank Holidays;

(c) Abandoned vehicles may be delivered and off loaded at the site between 07:00 and
23:00 hours only; and

(d) Public access and the delivery of Civic Amenity waste to the site shall be restricted
to between 08:00 and 16:00 hours on Bank Holidays.

Reason: To ensure the minimum disturbance and avoidance of nuisance to the
environment of the locality and to accord with the objectives of Kent Waste
Local Plan Policy W18.

Access and Routing

13. No more than a combined total of 324 HGV movements (162 in and 162 out) associated
with operations at the site shall take place in any one day.

Reason: In the interests of highway safely and safeguarding the local environment and to
accord with the aims of Kent Waste Local Plan Policy W22,

14. Records shall be maintained by the site operator of all HGV movements referred to in
condition 13. Such records shall contain the date of each movement, détails of each load,

be maintained for a period of 3 years and be made available to the County Planning
Authority on request.

Reason: To assist the County Planning Authority in monitoring the number of vehicles
entering and leaving the site and to accord with the aims of Kent Waste Local
Plan Policy W22.

15. The surfacing of the site access, internal roads and associated hardstandings shall be
maintained in a good state of repair and, together with all other parts of the site (including

buildings) used for vehicle manoeuvring, kept clean and free of mud and other debris at all
times.

Reason: In the interests of highway safety and safeguarding the local environment and fo
accord with the objectives of Kent Waste Local Plan Policies W18 and W22.

16. Measures shall be taken to ensure that vehicles leaving the site do not deposit mud or
other materials on the public highway.

Reason: In the interests of highway safety and safeguarding the local environment and to
accord with the objectives of Kent Waste Local Plan Policies W18 and W22.
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17.  All vehicles entering or leaving the site shall do so in a forward motion,

Reason: In the interests of highway safety and pursuant to Kent Waste Local Plan Policy
w2z,

18. Provision shall be made on site during the construction of any of the permitted
development for vehicles associated with both waste management and construction
operations, including that required for loading, off-loading or turning.

Reason: In the interests of highway safety and pursuant to Kent Waste Local Plan Paolicy
waz.

Noise, Odour and Dust

19. At no time during the operation of the site shall the noise rating level L. r (free field) at any
residential property, derived in accordance BS4142:1997, attributable to the operation of
all fixed and mobile plant and machinery installed or otherwise used at the premises
exceed 52dB.

Reasons: To minimise impacts on local residents and landowners and to accord with the
objectives of Kent Waste Local Plan Policy W18.

20. The doors to the Materials Recycling Facility (MRF) Building shall be kept closed at all
times except when waste is being delivered to or materials are being exported from the
building. :

Reason: To ensure minimum disturbance and avoidance of nuisance fo the local
community and pursuant to Kent Waste Local Plan Policy W18.

21. No domestic ("black bag") waste, source separated food waste and bulky domestic waste
shall be received at the Waste Transfer Building until the automatic fast action fabric inner
doors have been installed. These doors (or ones substantially similar in terms of design
and operation) shall be maintained for the life of the facility.

Reason: To safeguard local amenity and pursuant to Kent Waste Local Plan Policy W18.

22. The automatic fast action fabric inner doors to the Waste Transfer Building shall be kept
closed at all times except to allow vehicles transporting waste to and from the building and
plant and machinery involved in waste handling within the building to enter or leave and to
enable emergency maintenance that cannot be undertaken when the building contains no
waste to take place.

Reason: To ensure minimum disturbance and avoidance of nuisance to the local
community and pursuant to Kent Waste Local Plan Policy W18.

23. The odour suppression system contained in the application details (or one substantially
similar in terms of design and operation) shall be installed in the Waste Transfer Building
prior to the receipt of any domestic (“black bag”) waste, source separated food waste and
?ul!ii;t:y domestic waste and shall be maintained and used as necessary for the life of the
acility.

Reason: To safeguard local amenity and pursuant to Kent Waste Local Plan Policy W18,
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24, Domestic (*black bag”) waste, source separated food waste and bulky domestic waste
shall not be stored within the Waste Transfer Building for more than 48 hours. Wherever
possible, these wastes shall not be stored within the building after 12:00 hours on
Saturdays or at any time on Sundays.

Reason: To safeguard local amenity and pursuant to Kent Waste Local Plan Policy W18.

25. Measures to control vermin and pests (e.g. flies) shall be employed at the site for the life
of the facility.

Reason: To safeguard local amenity and pursuant to Kent Waste Local Plan Policy W18.

26. Dust suppression measures on site shall include those set out in paragraph 37 of the
“Project Design” document dated 27 February 2009 (document reference: Project Design
FINAL 27.2.09) that accompanied planning application CA/09/607.

Reason: To safeguard local amenity and pursuant to Kent Waste Local Plan Policy W18.

Water Protection and Pollution Control

27. Foul and surface water drainage shall be implemented and maintained in accordance with
the details set out on drawing number 11907/A1/062 titled “Proposed Site Drainage
Arrangements” dated 22 November 2012,

Reason: To protect local water resources, and pursuant fo Kent Waste Local Plan Policy
wi1s.

28. Any oil or chemical storage tank, container and associated pipeiuork, required in
connection with the permitted use, whether above or below ground, shall be sited, bunded
and constructed so as to prevent any leaks or spillage.

Reason: To protect local water resources, and pursuant o Kent Waste Local Plan Policy
w1s.

Landscaping

29. Unless otherwise agreed by the Waste Planning Authority, a landscaping scheme
detailing proposed enhancements to the existing tree belt along the southern part of the
site shall be submitted to the Waste Planning Authority for approval within 12 months of
the date of this permission. The approved scheme shall be implemented as approved.
Trees and shrubs planted in accordance with the scheme shall be maintained and any
which die, are removed or become seriously damaged or diseased within 5 years shall be
replaced in the next planting season with others of a similar size and species unless
otherwise agreed by the Waste Planning Authority.

Reason: To assist in screening the development and in the interests of visual amenity in

the event that the landscaping required as part of the Lakesview Business Park
permission is unsuccessful and pursuant to Kent Waste Local Plan Policy W31.
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The Town and Country Planning (Development Management Procedure) (England) Order 2010
(as amended)

This application has been determined in accordance with the Town and Country Planning Acts,
and in the context of the Government’s current planning policy and associated guidance and the
relevant Circulars, together with the relevant Development Plan policies, including the following,
and those referred to under the specific conditions above:-

National Planning Policies — the most relevant National Planning Policies are set out in the
National Planning Policy Framework (NPPF) (March 2012), the Technical Guidance to the
NPPF (March 2012), PPS10: Planning for Sustainable Waste Management (July 2005, as
amended in March 2011) and Planning for Sustainable Waste Management: Companion Guide
to PPS10 (2008).

Kent Waste Local Plan (March 1998) — Saved Policies W6 (Need), W7 (Re-use), W9 (Waste
Separation and Transfer), W18 (Noise, Dust and Odour), W20 (Land drainage and flood
control), W21 (Nature conservation), W22 (Road traffic and access) and W31 (Landscaping
impact).

Canterbury District Local Plan First Review (July 2006) - Saved Policies ED1 (Safeguarding
existing employment sites and premises), BE1 (Built environment), NE1 (Natural environment),
C1 (Transport), C39 (Air quality), C40 (Potentially polluting development) and C41 (Waste
management and recycling).

Kent Minerals and Waste Development Framework: Minerals and Waste Core Strategy:
Strategy and Policy Directions Consultation (May 2011) — Draft policies: CSW1 (Sustainable
waste management and climate change), CSW2 (Waste hierarchy), CSW3 (Strategy for waste
management capacity), CSW5 (Non strategic waste sites), CSW6 (Location of non strategic
waste sites) and CSW7 (Approach to waste management for MSW and C&| waste). The
following draft development management policies are also relevant: DM1 (Sustainable design),
DM2 (Sites of International, National and Local Importance), DM7 (The water environment),
DM8 (Health and amenity), DM9 (Cumulative impact), DM10 (Transportation of minerals and
waste).

Where necessary the Waste Planning Authority has engaged with the applicant and other
interested parties to address and resolve issues arising during the processing and determination
of this planning application in order to deliver sustainable development and to ensure that the
details of the proposed development are acceptable and that any potential impacts can be
satisfactorily mitigated. '

The summary of reasons for granting approval are as follows:-

The County Council's Planning Applications Committee considered the application at its
meeting on 10 April 2013 (Committee Agenda Item C1) when it resolved that planning
permission be granted subject to conditions. It noted that the Kent Waste Local Plan identified
the site as suitable in principle for waste separation and transfer and that there was planning
policy support for waste management facilities to be located on industrial estates and to be co-
located with other waste management development. It was satisfied that the proposed
development was acceptable in principle and that there was a need for waste transfer capacity
for domestic waste collected in the Canterbury District. It was also satisfied that the proposed
development was acceptable in terms of local amenity, highways and transportation, the water
environment and biodiversity subject to the imposition of conditions. It was further satisfied that
there would be no material harm and that there was therefore no need to consider whether
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better alternative sites exist to handle the domestic waste collected from within the Canterbury
District. Notwithstanding concerns that had been raised by those responding to the application,
it did not consider that these were sufficient to override the usual presumption in favour of
granting planning permission in this case.

In addition, please be advised of the following informatives:

1. Please note the expiry date on your decision notice, along with all other conditions
imposed. You are advised any conditions which require you to formally submit further
details to the County Planning Authority for approval may be required to be formally
discharged prior to commencement of operations on site, or within a specified time. It is
your responsibility to ensure that such details are submitted. Failure to do so may mean
that any development carried out is unlawful and which may ultimately resuit in the
permission becoming incapable of being legally implemented. It is therefore strongly
recommended that the required details be submitted to this Authority in' good time so that
they can be considered and approved at the appropriate time. Please note that each
submission of details pursuant to conditions attracts an application fee of £97.

2. You are advised that in accordance with Government policy and associated guidance, and
notwithstanding the requirements of conditions 21 to 25 above, detailed operational
controls in respect of air quality / odour and vermin / pest control will be matters for the
Environment Agency under the terms of the Environmental Permit. You are advised that
any new development at the site and/or change in operational procedures as a result,
must be in accordance with the Environmental Permit.

Dated this fifteenth day of April 2013

Head of Planning Applications Group
H-th
INVICTA HOUSE
COUNTY HALL

MAIDSTONE
KENT ME14 1XX
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Appendix 1 to Item C1
Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and
industrial waste from commercial, industrial and institutional premises
from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview
Business Park, Hersden, Canterbury, Kent, CT3 4GP - CA/13/2209
(KCC/CA/0341/2013)

SCHEDULE OF CORRESPONDENCE AND DOCUMENTS ACCOMPANYING PLANNING
APPLICATION CA/13/18 (INCLUDING THOSE WHICH AMENDED, AMPLIFIED OR
CLARIFIED THE PROPOSED DEVELOPMENT)

Letter / email Document / drawing number Date
correspondence
Letter from Goddard Planning 12 December 2012
Consultancy
Planning, Design and Access Statement | December 2012
Table of proposed tonnages for the Received 13
Hersden site December 2012
Noise Assessment prepared by RPS 29 November 2012
Group
Odour Assessment prepared by RPS 6 December 2012
Group
Air Quality Assessment (in the form of a
letter from RPS Group dated 30
November 2012)

Air Spectrum leaflets containing details
of Odr Neutralising Additives and Vortex
Rotary Atomiser (including Budget
Proposal)

Hydrology and Flood Risk Assessment
(in the form of a letter from BSF
Consulting Engineers dated 29
November 2012)

Drawing number 11907/A3/01 Revision | 23 February 2009
B titled "Site Location Plan”
Drawing number 11907/A1/060 titied 22 November 2012
“Existing Consented Site Plan”
Drawing number 11907/A1/061 titled 22 November 2012
“Proposed Site Plan”
Drawing number 11907/A1/062 titled 22 November 2012
“Proposed Site Drainage Arrangements”
Drawing number 11907/A1/063 titled 22 November 2012
“Waste Transfer Building Layout and
Front Elevation”

Email from Mike Goddard of | Amending the description of the 14 December 2012
Goddard Planning proposed development (16:15 hours)
Consultancy

Email from Mike Goddard of | Odour Management Plan prepared by 16 January 2013
Goddard Planning RPS Group (dated 15 January 2013) (13:50 hours)
Consultancy

Email from Jo Maine of Ling Memorandum from RPS Group (dated 1 February 2013
UK Holdings Limited 23 January 2013} responding to (12:21 hours)

comments from KCC's Noise and Air
Quality Consultant

Email from Jo Maine of Ling Confirming (amongst other things) that | 7 February 2013
UK Holdings Limited trailers would be covered within the (14:12 hours)
waste transfer building unless being
loaded

Page 51 C1.41



Appendix 1 to Item C1
Application for the variation of conditions (8) and (9) of planning
permission CA/13/18 to allow for the acceptance of commercial and
industrial waste from commercial, industrial and institutional premises
from sources in and external to the Canterbury District and source
segregated fractions from waste collections from domestic properties in
the Canterbury District in addition to existing waste streams and without
exceeding the existing 82,000 tonne limit at Plots D and E, Lakesview

Business Park, Hersden, Canterbury, Kent, CT3 4GP - CA/13/2209
(KCC/CA/0341/2013)

Email from Jo Maine of Ling Odour Management Plan prepared by 28 February 2013

UK Holdings Limited RPS Group (dated 20 February 2013) (09:49 hours)

Email from Mike Goddard of Responding to concerns raised by local | 14 March 2013

Goddard Planning residents and businesses (16:49 hours)

Consultancy

Email from Jo Maine of Ling Responding to (amongst other things) a | 20 March 2013

UK Holdings Limited note of meeting between the applicant | (16:42 hours)

and KCC Planning Applications Group
on 7 March 2013 (10:30 hours) and
providing details of proposed pest
control measures

Email from Jo Maine of Ling
UK Holdings Limited

Details of correspondence between the
applicant and Southern Water

21 March 2013
(10:16 hours)

noise and location with drawing number
11907/A1/19 titled “Pre & Past Treated
Waste Storage Building — Vehicle
Tracking” (dated 25 October 2012)

Letter from Matt Mehegan of | Responding to (amongst other things) a | 25 March 2013
Waterman Energy, note of meeting between the applicant

Environment and Design and KCC Planning Applications Group

on 7 March 2013 (10:30 hours)

Email from Jo Maine of Ling Confirming site drainage arrangements | 25 March 2013
UK Holdings Limited (15:52 hours)
Email from Jo Maine of Ling Copy of Environmental Permit Variation | 26 March 2013
UK Holdings Limited dated 6 March 2013 (13:49 hours)
Email from Jo Maine of Ling Responding to (amongst other things) 28 March 2013
UK Holdings Limited issues raised about transportation, (10:51 hours}

Email from Jo Maine of Ling
UK Holdings Limited

Responding to issues raised about
transportation with drawing numbers
11907/A1/ATO2 titled "Waste Transfer
Building Viehicle Tracking (Bulk Waste
Artic)” (dated 28 March 2013) and
11807/A1/ATO3 titled "Waste Transfer
Building Vehicle Tracking (Refuse
Freighter)” (dated 28 March 2013)

28 March 2013
(14:49 hours)

Email from Jo Maine of Ling
UK Holdings Limited

Responding to issues raised about
noise

28 March 2013
(15:34 hours)
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Agenda Item D1
SECTION D

DEVELOPMENT TO BE CARRIED OUT BY THE COUNTY COUNCIL

Background Documents: the deposited documents; views and representations received as
referred to in the reports and included in the development proposals dossier for each case;
and other documents as might be additionally indicated.

Item D1
Proposed car park, access road and footpath, Tower View,
Kings Hill, West Mallling - TM/13/3677 (KCC/TM0378/2013)
A report by Head of Planning Applications Group to Planning Applications Committee on 12
February 2014.
Application by Kent County Council Property Group for the construction of a new 52 space
car park, access road and pedestrian footpath, to supplement existing parking at 30 Kings

Hill Avenue, Kings Hill, West Malling (Ref: TM/13 3677 and KCC/TM/0378/2013).

Recommendation: Planning permission to be granted, subject to conditions.

Local Member: Mr M Balfour Classification: Unrestricted

Site

1. The application site comprises 0.4 hectare of currently undeveloped land on the south
side of Tower and adjacent to 11 Tower View, at Kings Hill. The land is partly used as a
roadside landscaping area, with some earth bunding and some ornamental tree and
shrub planting, but is otherwise vacant space.

2. The site is included within an area identified for employment uses as part of the Kings
Hill Business Park in the Local Development Framework.

Background and Relevant Planning History

3. The redevelopment of West Malling Airfield (a former night fighter station in the Second
World War and subsequently a US Airbase before being acquired by Kent County
Council) as a mixed business and residential development was permitted initially in
June 1990, with a series of further permissions since as the development has
progressed over the last 20 years. Two substantial development phases have now been
completed, with a mix of businesses, housing areas and a retail centre. Two primary
schools have been built and a third one is currently being planned to cater for the above
average demand for primary school places associated with this development. A third
phase of development is currently been prepared for planning submission.

4. The development and management of the Kings Hill development is carried out by a
private sector company (Liberty Property Trust UK Limited) in partnership with the
County Council, and a wide range of private companies are represented in the business
park element of the development, including some County Council services. The former
County Supplies Depot has occupied a large plot within the development for several
decades, but is now being vacated to make way for other development. However, the
County Council continues to need to base some of its staff at Kings Hill and has
acquired one of the new flexible office buildings at 30 Kings Hill Avenue, which this
current proposal closely relates to.
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Car park, access road and footpath, Tower View, Kings Hill, West
Malling (TM/13/0378)
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Car park, access road and footpath, Tower View, Kings Hill, West
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Car park, access road and footpath, Tower View, Kings Hill, West

Malling (TM/13/0378)

GENERAL SITE LAYOUT PLAN
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item D1

Car park, access road and footpath, Tower View, Kings Hill, West
Malling (TM/13/0378)

Proposed Development

5.

The proposed development includes a new car parking area (comprising 52 vehicle
parking spaces), a new access road off Tower View (with left in and left out access
only), and a pedestrian walkway (140 metres long) to the rear of 11 Tower View to 30
Kings Hill Avenue. Both the car park and the walkway would be illuminated at night by
new column mounted lamps. The access road is proposed to be designed to a standard
to cater for other future development beyond the car park entrance, likely to include the
proposed third primary school. However, none of that further development is the subject
of this current application, which essentially relates to the County Council occupation of
30 Kings Hill Avenue.

As part of the County Council’s current Transformation Strategy, it is intended to
rationalise KCC’s property portfolio, by vacating costly rented office premises around
the County and making optimum use of other premises. A key element of this strategy
is the use of office premises at 30 Kings Hill Avenue as a base for a substantial number
of staff (between 500 and 600), many of who will work flexibly and/or prepatetically so
that not all those staff will be present at any one time. In particular, many staff such as
those in Adult Services work with clients across the county and, through enhanced use
of Information Technology, no longer need to have a full-time office base on a day to
day basis as well visiting clients. However, there remains a need for staff to visit and
meet at KCC offices from time to time, rather than being constantly ‘on the road’, so
there is still a need for an office base for such workers, even if they do not attend that
everyday. Whilst 30 Kings Hill Avenue has been acquired to meet that need, the
building is clearly designed for a lesser number of (office based) employees, and
therefore has less on-site parking spaces (206) than KCC’S New Ways of Working
initiative will require. Under the circumstances, the proposed 52 additional spaces,
which cannot be accommodated within the current site of 30 Kings Hill Avenue, are
proposed to be provided within a new parking area off Tower View, with a short
pedestrian link to the office building.

The applicants explain that the new parking areas has been designed to sit within the
landscape margin and setting of the Tower View area, and positioned so as to relate to
the existing car park of 11 Tower View, rather than a divorced area. The levels of the
car park would be similar to those existing and the landscape bunding and planting
would be retained as far as practicable, with substantial replacements for that needing
to be removed. The new car park, and its entrance, would be lit at night by eight 6
metre high lamp columns, and the pedestrian walkway by seven 2 metre high bollard
lights. Because of level changes the walkway requires a short flight of steps at its south
western end, but the car park is not intended to cater for disabled drivers, since there
are 12 accessible parking spaces provided within the main parking area accessed off
Kings Hill Avenue. Cycle parking will also be provided in the main site car park.

Details of the top surfacing of the car park, access road and footway, together with full
details of the lighting equipment and drainage runs are included in the submitted
application documents.

Planning Policy

9.

The following Guidance/Statements and Development Plan Policies summarised below
are relevant to the consideration of the application:
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Car park, access road and footpath, Tower View, Kings Hill, West
Malling (TM/13/0378)

(i) National Planning Policy Framework (March 2012), sets out the Government’s
planning policy guidance for England at the heart of which is a presumption in favour
of sustainable development. The guidance is a material consideration for the
determination of planning applications but does not change the statutory status of
the development plan which remains the starting point for decision making. However
the weight given to development plan policies will depend on their consistency with
the NPPF (the closer the policies in the development plan to the policies in the
NPPF, the greater the weight that may be given).

In determining applications the NPPF states that local planning authorities should
look for solutions rather than problems, and decision-takers at every level should
seek to approve applications for sustainable development where possible.

In terms of delivering sustainable development in relation to this development
proposal, the NPPF guidance and objectives covering the following matters are of
particular relevance:

- consideration of whether the opportunities for sustainable transport have been
taken up and safe and suitable access to the site can be achieved for all people;

- achieving the requirement for high quality design and a good standard of
amenity for all existing and future occupants of land and buildings.

(ii) Tonbridge and Malling Borough Core Strategy (Adopted September 2007):

Policy CP2 New development that is likely to generate a significant number of
trips should:
(a) be well located relative to public transport, cycle and pedestrian
routes and with good access to local service centres;
(b) minimise the need to travel through the implementation of Travel
Plans and the provision or retention of local services and facilities;
(c) either provide or make use of, and if necessary enhance, a choice
of transport modes, including public transport, cycling and walking;
(d) be compatible with the character and capacity of the highway
network in terms of the volume and nature of traffic generated;
(e) provide for any necessary enhancements to the safety of the
highway network and capacity of transport infrastructure whilst
avoiding road improvements that significantly harm the natural or
historic environment or the character of the area; and,
(f) ensure accessibility for all, including elderly people, people with
disabilities and others with restricted mobility.

(iii) Tonbridge and Malling Borough Council Local Development Framework —
Development Land Allocations (Adopted April 2008):

Policy E1 The areas listed below and shown on the Proposals Map will be
safeguarded for employment purposes. Except where otherwise
specified, proposals for non-employment uses, ie. uses other than
General Industrial Use (B2), Business Use (B1) or Storage and
Distribution Uses (B8), will not be permitted. Any new development or
redevelopment (including change of use) within these areas for
employment purposes must not result in unacceptable impact on
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Car park, access road and footpath, Tower View, Kings Hill, West
Malling (TM/13/0378)

Policy E3

residential or rural amenity by virtue of noise, dust, smell, vibration or
other emissions, or by visual intrusion, or the nature and scale of
traffic generation. This means that parts of these areas close to
residential properties may be suitable only for Business Use (B1).
Mixed Use Sites:

- (r) Kings Hill - high quality, campus style Business Park suitable for
offices, research and development and light industrial use (B1)
including also hotel, conference, education and training and
commercial leisure uses as part of the wider Kings Hill mixed-use
development.

The following vacant sites within the areas identified for employment
use under Policies E1 and E2 are allocated for employment
development:

- (f) Alexander Grove, Kings Hill (1.4 ha)

(iv)Tonbridge and Malling Managing Development and the Environment
Development Plan Document (Adopted April 2010):

Policy SQ8

Consultations

1. Before proposals for development are permitted, they will need to
demonstrate that any necessary transport infrastructure, the need for
which arises wholly or substantially from the development is in place
or is certain to be provided.

2. Development proposals will only be permitted where they would not
significantly harm highway safety and where traffic generated by the
development can adequately be served by the highway network.

3. Development will not be permitted which involves either the
construction of a new access or the increased use of an existing
access onto the primary or secondary road network (as defined by the
Highway Authority) where a significantly increased risk of crashes or
traffic delays would result. No new accesses onto the motorway or
trunk road network will be permitted.

4. Development proposals should comply with parking standards
which will be set out in a Supplementary Planning Document.

5. Where significant traffic effects on the highway network and/or the
environment are identified, the development shall only be allowed with
appropriate mitigation measures and these must be provided before
the development is used or occupied.

10. Tonbridge and Malling Borough Council: raises no objection, but makes the
following comments:

‘(i) In the light of Chapter 4 of the National Planning Policy Framework 2012, Policy
CP2 of the Tonbridge and Malling Borough Core Strategy 2007 and Policy SQ8 of
the Tonbridge and Malling Managing Development and the Environment
Development Plan Document 2010, KCC need to consider the traffic and
sustainability implications of the scheme, bearing in mind that the increase in parking
provision serving offices at 30 Kings Hill Avenue may set an undesirable precedent
for other employment sites to increase parking beyond adopted standards. This
could increase private car journeys relative to public transport use which would
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reduce the environmental sustainability of Kings Hill and have a detrimental impact
on the capacity of the surrounding highway network (and Junction 4 of the M20 in
particular).

(ii) In the light of paragraph 125 of the National Planning Policy Framework 2012 and
Policy NE3 of the Tonbridge and Malling Managing Development and the
Environment Development Plan Document 2010, KCC need to consider whether the
proposed artificial lighting complies with guidance within found on the Bat
Conservation Trust website referred to in Natural England's Standing Advice.

(iii) If dual use of the footpath link as a cycle link is intended, it is suggested that a cycle
wheeling ramp adjacent the steps would be desirable.”

Kent County Council Highways and Transportation:

“According to the drawing 4345/125/002/08 Rev B provided, the road is proposed to be
5.5m wide with 2m footways. It is understood that the footways are also to be formally
shared cycle ways. The 10m entry and exit radii at the bell mouth are considered to be
appropriate to allow manoeuvring, maintain appropriate entry speeds and reasonable
pedestrian crossing distances. The access is proposed to be a left turn in and left turn
out arrangement, on the mid-point of a 350m section of the dual carriageway Tower
View.

At the northern end of this section there is a four arm 50m diameter roundabout and at
the southern end there is a 15m diameter four arm roundabout serving Asda and other
commercial and residential areas. It is considered that a left turn in and left turn out
arrangement on a 350m section of road with good standard roundabouts at each end is
acceptable and appropriate to allow opportunity for continuity of traffic flows. It is
considered that a right turn lane into this access could create tailbacks onto the
southbound Tower View and introduce other road safety issues crossing the
northbound Tower View.

Considering any potential future development here, | would not support the new
proposed road being one-way. It is considered that a one-way road here could
encourage unwanted traffic speeds, create enforcement difficulties and in my view offer
no advantage. Should further developments occur to the east of Tower View, it is
considered that the central reserve represents a barrier to encouraging sustainable
movement within Kings Hill, and that a formal signal controlled crossing should be
provided across Tower View between the new access road proposed and Alexander
Grove. At peak times it would be anticipated that interruptions to traffic flow on Tower
View caused by pedestrians using a formal crossing would also be advantageous to
assist other traffic movements at the Alexander Grove (Asda) roundabout.

With regard to the adequacy of this car park in terms of car parking numbers, further
information is required regarding expected staff numbers and car parking numbers as a
whole for the occupation of 30 Kings Hill Avenue. | do not believe this information has
been provided but is necessary in order to determine the likelihood of roadside overspill
parking and the impacts this may have. | would be grateful if the applicant could provide
this additional information in order to complete my response on this proposal.”
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Kings Hill Parish Council: objects to the application on the following grounds:

“Kings Hill Parish Council (KHPC) has reviewed the planning application and has
significant concerns, as follows:

The location of the entrance to the car park was located close to a busy roundabout
on the junction of Tower View and Alexander Grove, a bus layover area and a
pedestrian crossing;

The turning into the site is tight and requires drivers to slow down and this will affect
other traffic on Tower View;

As there is no right turn into or out of the entrance this would require drivers to do a
U-turn on the busy roundabout on the junction of Tower View and Alexander Grove.
The Council believe that this will be dangerous as other drivers are not expecting
cars to go the whole way around the roundabout;

The plans show no provision for pedestrians using the road;

Staff from 30 Kings Hill Avenue will use the walkway as a shortcut from their office to
the central retail area;

There appears to be no cycleway on the road,;

The entrance road is narrow and is half the width of the nearby entrance to the car
park for 11 Tower View.

In addition, the road is intended to link to future development and therefore cannot be
merely assessed as additional car parking for an office. Kings Hill Parish Council has
significant further concerns about the impact of traffic arising from the third primary
school and other future development planned as follows:

The narrow road is insufficient for an access road to a primary school. Although
some parents walk their children to school, in practice the majority drive and
therefore must be accommodated to avoid the problems that are seen elsewhere;

It is KHPCs understanding that the access road will be one way from Gibson Drive to
Tower View. Having a small stretch of 2 way traffic to serve the car park for 30
Kings Hill Avenue will cause confusion and potentially lead to abuse of the one way
system as is seen elsewhere on Kings Hill;

Tower View is a busy road serving the commercial, retail and residential areas. It is
also going to be affected by the Phase 3 planning application which is due to be
submitted shortly. There appear to be no traffic assessments for the future
development planned and KHPC consider this is vital to understand the effects of the
increased traffic in this area.

KHPC would like the applicant to consider other options for the additional parking for 30
Kings Hill Avenue as follows:

Use of the car park entrance from 11 Tower View to the new car park;
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¢ Moving the location of the car park closer to 30 Kings Hill Avenue either between the
2 buildings (30 Kings Hill Avenue and 11 Tower View) or within the existing
commercial services site to be redeveloped shortly.

KHPC also has concerns about the numbers of employees using 30 Kings Hill Avenue
which exceed the number for which it was designed. KHPC understand that alternative
arrangements are being discussed to address the likely parking problems, however, it is
likely that employees will make alternative parking arrangements on Kings Hill and thus
detrimentally affect parking in an already overcrowded central area.”

Environment Agency: has no comment to make since the application is assessed as
having a low environmental risk.

Local Members

11. The local County Member, Mr M. Balfour, was notified of the application on 15 January
2014.

Publicity

12. The planning application was publicised by the posting of a site notice. 11 neighbouring
business premises were notified of the application, but there are no domestic properties
in the immediate vicinity of the application site.

Representations
13. No letters of representation have been received on this planning application.
Discussion

14. In considering this proposal regard must be had to Development Plan Policies outlined
in paragraph 9 above. Section 38(6) of the Planning and Compulsory Purchase Act
(2004) states that applications must be determined in accordance with the Development
Plan unless material considerations indicate otherwise. Therefore this proposal needs
to be considered in the context of Development Plan Policies, Government Guidance,
including the National Planning Policy Framework (NPPF) and other material planning
considerations arising from consultation and publicity. In summary, the relevant
planning policies, as well as supporting provision of employment uses, promote
sustainable transport and high quality design. This application has been reported for
determination by the Planning Applications Committee following the receipt of an
objection from Kings Hill Parish Council, and the main issues relating to the
determination of this application are the impact on employment land provisions and
other policy requirements, plus transport related issues.

Policy Context

15. The area of land affected by the development is included within a larger identified for
development of employment uses, under Policies E1 and E3 above, but it is currently
used for open landscaping purposes. The proposed development is directly related to
business activity, and the provision of parking for employees is inevitably part and
parcel of land allocations for economic activity. Under the circumstances, it would be
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16.

17.

difficult to sustain an objection to the use of the land in planning policy terms, when the
use for parking is arguably more closely allied to employment use than its current use
as open landscaping. Moreover, the bulk of this land allocation would still be available
for built development for employment use.

The proposed site is well related to the road network, without directly impacting on the
primary or secondary road network, as advocated by Policy SQ8, and is within part of
Kings Hill that is relatively well provided with public transport routes, in accordance with
Policy CP2. In addition, the proposed development has been designed to avoid harm to
highway safety and to be compatible with the character and capacity of the highway
network, as required by Policies SQ8 and CP2 respectively. Whilst the Borough Council
highlights the need to avoid setting an undesirable precedent by over providing for
private car use, compared to other employment sites, | consider that it is important to
strike an appropriate balance between under-providing for car parking at this site, and
thereby inadvertently causing indiscriminate parking in surrounding roads, and over-
providing and encouraging more car journeys because of the availability of spaces. In
this particular case, the intention is not to provide 100% provision but rather 50%, but
even so some allowance has to be made for the nature of the proposed activity, in that
many of the KCC workers will be reliant on individual vehicles to visit a multitude of sites
in different locations during the working day, and the alternative reliance on public
transport would be neither practicable nor efficient use of time and resources.
Nevertheless, the County Council is investigating means to convey other workers to the
site via more sustainable means, such as bus travel from off-site locations like West
Malling Station.

The County Council’s Director of Economic Development has provided the following
additional comments on the proposals to assist with its consideration:

“KCC is currently undergoing some of the largest County wide office premise rationalisation that
has taken place in its recent history. This is directly connected to introducing “New Ways of
Working”, where the Council has committed to major restructuring, both in terms of staff and the
more effective use of its currently occupied and future new premises.

As part of its West Kent operations KCC has acquired 30 Kings Hill Avenue (30KHA) at Kings
Hill. It has acquired the freehold of the building to provide a long term solution to accommodating
a range of KCC services. The building is currently being substantially refurbished and internally
reconfigured to facilitate its long term effective use. KCC has vacated the majority of the adjacent
former Commercial Services Building, Gibson Drive, Kings Hill, and as part of this land swap
transaction the Commercial Services Site will be the subject of revised Phase 3 proposals which
continue to identify a further primary school on the Commercial Services site.

KCC intends to make the most effective use of 30 KHA and there are serious concerns that by
not extending the amount of car parking for use by KCC staff occupying the building, this will lead
to an increase in off-site staff parking and which often leads to on-street, unauthorised and even
illegal parking on either adjacent streets, verges and/or other private areas.

The car park proposals contained within this application effectively unlock early delivery and
occupation of the 30 KHA building. The proposals would provide extra car parking spaces for
KCC staff and also allow best use and potentially reconfiguration of the existing designated car
parking regime within the 30KHA site, further ensuring adequate requisite spaces for visitors and
disabled parking. The proposals will also serve to alleviate pressure on contractor’s parking
relating to operations/works during the phased conversion stages of the development.

The proposed access/road is designed to serve the car park, and is the first phase of a future
distributor road which ultimately will be extended and upgraded to serve further developments, yet
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to be submitted/determined. Accordingly, the layout and access arrangements have been
carefully designed by KCC’s development partners Liberty and their highway consultants Peter
Brett Associates.

The car park proposals provide good permeability and also provide suitable designated
pedestrian access for KCC staff between the car park and 30KHA. The footpath would not be
available for general use by members of the public and simple site security measures would
discourage/prevent trespass.

The proposed car park hard standing area utilises part of Kings Hill land which is technically
undevelopable for any buildings or structures, other than for the purposes of a surface car park,
and there is unlikely to be a better/viable alternative use of the site. The car park would be
carefully managed and controlled by KCC Property in estate management terms, ensuring that all
persons using the new parking facility are KCC staff. This would be achieved in the form of a
barrier control or similar system.

Furthermore, without this solution there are major concerns that the potential accumulative
negative impact of unauthorised car parking on and around the 30KHA site and more generally at
Kings Hill, will exacerbate the perceived and actual parking issues elsewhere on Kings Hill,
creating reputational risks for KCC and its development partners Liberty, at its flagship
development.

In conclusion, the granting of planning permission for this proposal is of great importance to KCC
as it will directly and indirectly greatly enhance KCC staff operations at its new freehold West
Kent office complex at 30KHA.”

Transport Issues

18. As explained above, the proposed development relates to the occupation of office
premises by the County Council, but it needs to be borne in mind that under the KCC’s
New Ways of Working initiative the occupation of 30 Kings Hill Avenue will not be of the
conventional pattern where all the allocated office staff are based there all day long,
since many will be working away from that office base and only visiting on an occasional
basis. So whilst there is a need for some extra car parking spaces to cater for the
notionally increased occupation of the offices, that extra provision is not needed for
every employee based there since there will be doubling up of spaces used by different
people at different times. Accordingly, the intention is to provide a ratio of 0.5 spaces
per employee, ie. a total of 258 spaces (206 existing and 52 new spaces), which
actually is a substantially higher provision than is provided on other KCC premises,
such as at County Hall. Under the circumstances, it is difficult to sustain an objection to
the level of parking being provided, especially when the current planning application is
seeking to extend the provision anyway. The occupation of the office building is not a
matter that requires planning consent, since the building is already there, and so it is
not strictly relevant to this current application. However, the applicants have commented
as follows on the concept for occupation of the office building:

“We have considered the traffic implications of the car park and a high proportion of our
employees are mobile workers and working flexibly, there are also many part time staff, who
will not necessarily be travelling at 'regular' rush hour times. Most of our mobile workers’ work
is appointment based, and is out in the community with clients, and therefore this will stagger
the traffic coming through junction 4 of the M20 and surrounding area and will not increase
capacity of cars travelling through at rush hour times, but their travel into the office will be
throughout the day.

With regard to sustainability implications, we have prepared a Travel Plan which encourages
(where appropriate) cycling, walking, public transport (bus and train - detailed information has
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been provided), car sharing, car pooling and tele/video conferencing. We will be providing 4
electric charging points for cars and 20 cycle racks plus support (showers, storage for cycling
kit) for cycling in the central area at 30 Kings Hill Avenue.”

19. The new car park scheme and its access road has been designed by transport
consultants who have been involved with the development of Kings Hill since its
inception, and in association with the landowners (Liberty Property), and have been
independently assessed by Kent Highways and Transportation. The engineering design
details for the car park and the access road, whilst attracting objections from the Parish
Council have not met with objection from Kent Highways and Transportation as our the
technical advisor on such aspects. | have attended a Parish Council Meeting to listen to
the concerns, explain the background to the proposals and discuss the reasoning
behind the design details, although an objection has been maintained on largely
transport aspects. For clarity, | would comment on their points one by one as follows:

The location of the entrance to the car park close to a busy roundabout, a bus layover area
and a pedestrian crossing - The location of the entrance is 110 metres from the Tower View /
Alexander Grove roundabout, and the forward safe stopping distance for this category of road
(Tower View) in the Manual for Street Works is 40 metres. The junction is appropriately
distanced from the roundabout in highway safety terms. There is no formal arrangement in
place for any bus layover area at present, but even so the bus stop close to the roundabout is
on the opposite carriageway heading east and on the other side of the roundabout,
approximately 165m from the proposed new access, so can hardly be seen to be affected by
the new road access. There are pedestrian crossings either side of the roundabout, which are
not controlled by signals or other means, and again this is no reason to presume against the
new access.

The turning into the site is tight and will affect other traffic on Tower View - The required
turning radius for a major access road is 6.0m, whereas the radius used for the proposed
access is in fact 10.0m, thereby exceeding the minimum requirements. This is wholly in line
with the required design standards. The reason why a wider radius has been used here is to
ensure that large refuse vehicles can access any land beyond that is developed. Even if the
extra turning movements did result in impeding traffic flows on Tower View, it is not clear why
this is viewed as a problem when the Parish Council has been campaigning for speed
indicator devices on Tower View to reduce vehicle speeds. Following consultation on the
Kings Hill Phase 3 proposals, there is a strong desire for a formal pedestrian crossing on
Tower View, and Liberty are proposing to include a Pelican crossing between the proposed
new road access and the Tower View / Alexander Grove roundabout, which would be
controlled by signals and would require traffic to halt and not just slow down.

No right turns in or out of the entrance would require drivers to do a U-turn on the busy
roundabout on the junction of Tower View and Alexander Grove, and be dangerous with other
drivers not expecting cars to go the whole way around the roundabout - The access road is
deliberately left in - left out and any drivers approaching from the north, from the Tower View /
Kings Hill Avenue roundabout, would have to proceed to TV / AG roundabout and return. This
is perfectly safe, conventional and acceptable, and is in fact a principle that is adopted
currently on this road, as demonstrated by the exit from 30 Tower View which is also a left in —
left out and drivers wishing to exit Kings Hill have to U-turn at the roundabout. This is perfectly
acceptable in highway terms and safely changing the direction of travel is one of the key
purposes of roundaboults.

No provision for pedestrians using the access road - Revised drawings following initial scrutiny
by the Borough Council, now clearly indicate 2.0m wide footpaths on both sides of the road.
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o Staff from 30 Kings Hill Avenue would use the walkway as a shortcut from their office to the
central retail area — This might well be a possibility but it is unclear why that should be a
problem or a concern for anyone other than the landowners.

¢ No cycleway proposed on the road - No cycleway is infended on the access road, other than
the 2.0m wide footpath / cyclepaths, as provided extensively elsewhere at Kings Hill.

e The entrance road is narrow compared to 11 Tower View — As mentioned above, the access
is of an appropriate width. The design of the entrance to 11 Tower View can cater for all types
of vehicle, and serves a private car park for one of Liberty’s office sites, and by exceeding the
standards basically provides a more prestigious commercial presence on the road frontage.
There is no need for the County Council car park to emulate that higher standard of provision,
especially when the intention is to minimise landtake and visual intrusion in the landscaped
area.

e The road is intended to link to future development and the Parish Council has significant
further concerns about the impact of traffic arising from the third primary school and other
future development — These concerns are not relevant to the current planning application,
which is for an access off Tower View, a car park and a footpath. There is no detailed planning
application for either a school or any other development yet. The only application that applies
for these other uses is the outline Phase 3 development and concerns relating to the impacts
of those developments should be submitted in response to other applications.

¢ The narrow road is insufficient for an access road to a primary school, given that parents drive
to school -The proposed access road is classified as a Major Access Road and provides
movements for cars, buses (although none are proposed to use this road), refuse vehicles
and occasional HGV's, and can serve up to a maximum of 300 dwellings. The road is certainly
wide enough and appropriate to serve as an access to a primary school, but the responsibility
for ensuring adequate parking provision is available for the school will lie with the applicant for
the school. There will be no on-street parking provided on the road, but the detailed plans for
the school will be expected to accommodate provisions for both operational parking and some
parent drop-off traffic. Since the road would be private, parking restrictions and enforcement
could be introduced if necessary.

¢ |f the access road is one-way from Gibson Drive to Tower View, a small stretch of two-way
traffic would cause confusion and lead to abuse of the one way system — Despite some initial
suggestion that the road might be one-way only, it is now infended that it would be two-way
throughout.

e Tower View will be affected by the Phase 3 planning application, and there appear to be no
traffic assessments for the future development planned to understand the effects of the
increased traffic - The Phase 3 planning application submitted in May 2013 was supported by
a fully comprehensive Transport Assessment that does address these issues.

o Alternative use of the car park entrance from 11 Tower View to the new car park — The
possibility of alternative sites and solutions is not a material planning consideration and a
decision has to be reached on the proposals currently before us. 11 Tower View is not owned
by the applicant (or Liberty) and it is inappropriate to suggest access via third party land.
Moreover such a solution would lead to an otherwise unnecessary loss of spaces at 11 Tower
View to provide the internal access.

e Moving the location of the car park closer to 30 Kings Hill Avenue either between the 2
buildings or within the existing commercial services site — In addition to the points mentioned
above, there is insufficient space to accommodate the additional parking within the curtilage of
30 Kings Hill Avenue, and the former KCC Depot site is already required for other uses, such
as the new primary school .Moreover, in terms of landtake and visual impact, there would be
no advantage in switching one car parking area for another car parking area.
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Concerns about the numbers of employees using 30 Kings Hill Avenue which exceed the
number for which it was designed, and the likelihood that employees would detrimentally affect
parking in an already overcrowded central area.— This is not relevant to this application, which
anyway seeks to address the extra parking requirements of the development. The concept for
the occupation of the office building is explained above.

Other Issues

20.

21

22

23.

In response to comments made about the lighting proposals, the applicants have
stated as follows:

“With regard to the lighting, it is proposed that the bollard lighting be LED and the columns
would have 60w lamps. Ordinarily street lighting will be controlled by a lux sensor possibly
coupled with a time switch. This will mean that the lights will turn on when the light level is
sufficiently low, and switch off when the building becomes unoccupied. If this is installed and
maintained, nocturnal wildlife will be minimally inconvenienced.”

The proposed car park and walkway are required to be lit to allow use of the car park
outside of daylight hours, and details of columns and bollards have been provided.
The level of lighting would be less than that which already illuminates Tower View,
and no more than in adjacent car parks, and whilst the walkway adjoins existing
trees, that part is currently illuminated by bulkhead lighting on adjacent buildings.
Therefore, | have no concerns about the introduction of further lighting into this
already well-lit environment.

The Borough Council’s request for a cycle ramp can be conveyed to the applicants,
but realistically it may not be needed since cyclists are more likely to continue cycling
around to the entrance off Kings Hill Avenue, where the cycle parking facilities are,
rather than dismounting and walking along the pedestrian route.

Apart from partial removal and re-shaping of the existing landscape bunds, several
trees and shrubs would be lost as result of the development. The proposals provide
for some substantial replacement planting, but precise details have not been
submitted as yet, so if planning consent was to be granted | would expect to impose
a condition requiring further approval of the landscape planting details.

Conclusion

In summary, | consider that the proposed development generally accords with the
thrust of the relevant Development Plan policies and does not fundamentally conflict
with the Government guidance in the National Planning Policy Framework. Points raised
by the Borough Council can be addressed by condition and informatives, and none of
the Parish Council’s points of concern are of sufficient import or relevance to the current
application as to presume against withholding planning consent.

Recommendation

24. | RECOMMEND that PERMISSION BE GRANTED, SUBJECT TO the imposition of

conditions covering (amongst other matters) the following:

¢ The standard time limit for commencing the proposed development;
e The development to be carried out in accordance with the permitted details;
e The submission of a scheme of landscaping, including details of species, positioning
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of saplings and shrubs to be planted, as well as its implementation and maintenance.

| FURTHER RECOMMEND that the applicants BE ADVISED of:

(a) the need to ensure that the proposed lighting complies with the advice of the Bat

Conservation Trust, in order to minimise the impact of external lighting on any bats;
and

(b) the suggestion of Tonbridge and Malling Borough Council of incorporating a cycle
ramp by the pedestrian walkway steps.

Case officer — Jerry Crossley 01622 221052

Background documents - See Section heading
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E1 COUNTY MATTER APPLICATIONS AND DETAILS PURSUANT
PERMITTED/APPROVED/REFUSED UNDER DELEGATED POWERS -
MEMBERS’ INFORMATION

Since the last meeting of the Committee, the following matters have been determined by me
under delegated powers:-

Background Documents - The deposited documents

DA/12/1170/R10 Details pursuant to condition (10) — Contaminated land risk assessment
of planning permission DA/12/1170 for an upgrade to sewage treatment
works.

Long Reach Sewage Treatment Works, Marsh Street, Dartford

DA/12/1170/R13 Details pursuant to condition (13) — Details of piling and foundations of
planning permission DA/12/1170 for an upgrade to sewage treatment
works.

Long Reach Sewage Treatment Works, Marsh Street, Dartford

SW/12/167/R Non material amendment to allow for the reorientation of the site layout
including the provision of offices and car parking and container storage
within the site. Further area of hardstanding to enable handing of
containers from rail wagons utilising rail siding. Amendment to internal
vehicular access arrangements - SEP Ridham Dock Facility, Ridham
Dock, Ridham, Sittingbourne, Kent, ME9 8SR

TM/11/1096/R21 Details pursuant to condition (21) — Aggregate Bay Walls of planning
permission TM/11/1096.
East Peckham Quarry, Hale Street, East Peckham, Tonbridge

E2 COUNTY COUNCIL DEVELOPMENT APPLICATIONS AND DETAILS
PURSUANT PERMITTED/APPROVED UNDER DELEGATED POWERS
MEMBERS’ INFORMATION

Since the last meeting of the Committee, the following matters have been determined by me
under delegated powers:-

Background Documents — The deposited documents

DA/12/14/R7 Details of a scheme of landscaping and tree planting pursuant to
condition (7) of planning permission DA/12/14 - Wilmington Academy,
Wilmington Academy, Common Lane, Wilmington

E.1
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DA/12/14/R19 & R23

DA/13/1203

DO/13/855

SH/13/453/R4A(part)

TH/13/105/R4

TH/13/485/R3 & R5

Details of a verification report setting out completion of the works set
out in the approved remediation strategy (approved pursuant to
condition 18) and a Community Use Plan pursuant to conditions 19 &
23 of planning application DA/12/14 - Wilmington Academy, Common
Lane, Wilmington, Dartford

An extension to incorporate 2no. reception classrooms inclusive of
welfare facilities. An extension to the existing hall space to provide a
second hall space complete with a table store and P.E. store. An
extension adjacent to the existing library to incorporate 2no. KS2
classrooms inclusive of welfare facilities.

Maypole Primary School, Franklin Road, Dartford

Reorganisation of the Academy Campus to include demolition of the
science, art, design and technology and music blocks along with the
main hall, existing changing facilities, temporary PE accommodation
and youth centre. The retention of the existing frontage building and
the erection of a new two storey building within the frontage courtyard
area of the site. Retention and extension of the sports hall to create a
four court hall. Refurbishment of the existing all weather pitch,
widening of the westerly internal access road and provision of two
areas of car parking to the east and west of the site accommodating
117 car parking spaces, 135 cycle parking space, 7 motor cycle
spaces and 7 mini bus spaces. Provision of associated hard and soft
landscaping.

Dover Christ Church Academy, Melbourne Avenue, Whitfield, Dover

Details pursuant to condition 4 (part) (materials) - Proposed
classroom extension to provide an additional 3no. classrooms and a
hall extension to increase the size of the hall and relocate the existing
school kitchen. Proposed glazed canopy to enclose internal courtyard
and additional surface playground to replace existing playground lost
to the site by the proposed classroom extension.

Hawkinge Primary School, Canterbury Road, Hawkinge

Details of a School Travel Plan pursuant to condition (4) of planning
permission TH/13/105 - Palm Bay Primary School, Palm Bay Avenue,
Cliftonville, Margate

Details pursuant to conditions 3 (archaeology) and 5 (external
materials) of planning permission TH/13/485 for a new classroom

block - Newington Primary School, Princess Margaret Avenue,
Ramsgate
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E3

TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT
ASSESSMENT) REGULATIONS 2011 - SCREENING OPINIONS
ADOPTED UNDER DELEGATED POWERS

Background Documents —

(a)

The deposited documents.
Town and Country Planning (Environmental Impact Assessment) Regulations 2011.
DETR Circular 02/99 — Environmental Impact Assessment.

Since the last meeting of the Committee the following screening opinions have been
adopted under delegated powers that the proposed development does not constitute
EIA development and the development proposal does not need to be accompanied
by an Environmental Statement:-

KCC/CA/0001/2014 - An extension to existing sports facilities at Simon Langton
Grammar School for Boys including development of an existing natural turf rugby
and football pitch into an Artificial Turf Pitch (ATP) with floodlighting and fencing and
the refurbishment of an existing Multi Use Games Area (MUGA) to include an
artifical turf pitch, fencing and floodlighting at Simon Langton Grammar School For
Boys, Simon Langton Grammar School For Boys, Langton Lane, Canterbury

KCC/DA/0382/2013 - Demolition of an existing 1 and 2 storey nursing home and the
construction of an extra care building of 1, 2 and 3 storeys containing 40 flats and
associated communal and community facilities at Manorbrooke Residential Home,
Bevis Close, Dartford

KCC/TH/0388/2013 - Proposed development: Planning application for the
construction of a new single storey Special Education Needs (SEN) school for pupils
aged between 2 and 19, with associated car parking and hard/soft landscaping, for
the relocation of The Foreland School.

Land north of Ellington and Hereson School, Newlands Lane, Ramsgate

KCC/TW/0368/2013 - Section 73 application to vary conditions 2, 17 and 18 of
planning permission TW/12/1442 for the primary school to secure amendments in
the form of a reduced car park area and revised access arrangements at Land south
of Rolvenden Road, Benenden

KCC/TW/0370/2013 - Extension of existing Village Hall car park including
resurfacing, landscaping and relocation of existing equipped play area at Village Hall,
The Street, Benenden, Cranbrook

KCC/SCR/TH/0014/2014 - Widening of Poorhole Lane, Westwood, Broadstairs to
accommodate 2 way traffic flow including buses, the provision of two new
roundabouts, one with the A256 Westwood Road and one with its junction A254
Ramsgate Road, a 2.5 metre wide shared footway/cycleway on the north side of
Poorhole Lane and a 2 metre wide footway on the south side
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(b)

E4

Since the last meeting of the Committee the following screening opinions have been
adopted under delegated powers that the proposed development does constitute EIA
development and the development proposal does need to be accompanied by an
Environmental Statement:-

None

TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT
ASSESSMENT) REGULATIONS 2011 - SCOPING OPINIONS ADOPTED
UNDER DELEGATED POWERS

(b)

Since the last meeting of the Committee the following scoping opinions have been
adopted under delegated powers.

Background Documents -

None

The deposited documents.
Town and Country Planning (Environmental Impact Assessment) Regulations 2011.
DETR Circular 02/99 - Environmental Impact Assessment.

E.4
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