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AGENDA

PLANNING APPLICATIONS COMMITTEE

Wednesday, 15th July, 2020, at 10.00 am Ask for: Andrew Tait
Online Telephone: 03000 416749

Membership (13)

Conservative (10): Mr R AMarsh  (Chairman), Mr R A Pascoe (Vice-Chairman),
Mr M A C Balfour, Mrs R Binks, Mr A Booth, Mr A HT Bowles,
Mr P C Cooper, Mr H Rayner, Mr C Simkins and Mr J Wright

Liberal Democrat (1): Mr | S Chittenden
Labour (1) Mr J Burden

Independents (1) Mr P M Harman

In response to COVID-19, the Government has legislated to permit remote attendance by
Elected Members at formal meetings. This is conditional on other Elected Members and the
public being able to hear those participating in the meeting. This meeting of the Cabinet will
be streamed live and can be watched via the Media link on the Webpage for this meeting.

Representations by members of the public will only be accepted in writing. The transcript of
representations that would normally be made in person will be provided to the Clerk by 12
Noon two days ahead of the meeting and will be read out by the Clerk of the meeting at the
appropriate point in the meeting. The maximum length of time allotted to each written
representation will be the 5 minutes that it takes the Clerk to read it out.



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

A. COMMITTEE BUSINESS

1. Substitutes

2. Declarations of Interests by Members in items on the Agenda for this meeting.

3.  Minutes - 10 June 2020 (Pages 1 - 6)

4.  Site Meetings and Other Meetings

B. GENERAL MATTERS

1. General Matters

C. MINERALS AND WASTE DISPOSAL APPLICATIONS

1. Application TM/20/62 (KCC/TM/0284/2019) - Development of a Household Waste
Recycling Centre (HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility, Laverstock Road,
Allington, Maidstone; FCC Environment (UK) Ltd (Pages 7 - 86)

D. DEVELOPMENTS TO BE CARRIED OUT BY THE COUNTY COUNCIL

1. Proposal SW//20/501709 (KCC/SW/0079/2020) - New two-storey teaching block of
8 classrooms with associated facilities, a new nursery block and reception external
play space; and ancillary parking at Sunny Bank Primary School, Sunny Park,
Murston, Sittingbourne; KCC Children, Young People and Education (Pages 87 -
104)

E. MATTERS DEALT WITH UNDER DELEGATED POWERS

1. Matters dealt with under delegated powers (Pages 105 - 108)

2. County Council developments

3. Screening opinions under Town and Country Planning (Environmental Impact
Assessment) Regulations 2017

4. KCC response to consultations

F. KCC RESPONSE TO CONSULTATIONS
None

G. 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)

Benjamin Watts
General Counsel
03000 416814



Tuesday, 7 July 2020

(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).
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Agenda Item A3

KENT COUNTY COUNCIL

PLANNING APPLICATIONS COMMITTEE

MINUTES of a meeting of the Planning Applications Committee held in the Online on
Wednesday, 10 June 2020.

PRESENT: Mr R A Marsh  (Chairman), Mr R A Pascoe  (Vice-Chairman),
Mr M A C Balfour, Mrs R Binks, Mr A Booth, MrAHT Bowles, Mr JBurden,
Mr | S Chittenden, Mr P C Cooper, Mr P M Harman, Mr H Rayner, Mr C Simkins and
Mr J Wright

ALSO PRESENT: Dr L Sullivan

IN ATTENDANCE: Mrs S Thompson (Head of Planning Applications Group),
Mr J Wooldridge (Principal Planning Officer - Mineral Developments), Mr P Hopkins
(Principal Planning Officer), Mr D Joyner (Transport & Development Manager) and
Mr A Tait (Democratic Services Officer)

UNRESTRICTED ITEMS

22. Chairman's Opening Remarks
(Item)

The Chairman opened the meeting by setting out the manner in which he intended to
conduct the Committee’s business so that the meeting could deal with the challenges
posed by its Virtual nature in the most efficient way practical. He explained that, in
order to help the smooth running of the meeting, he would formally move the
recommendations of the Head of Planning Applications Group prior to the
consideration of each application. This did not in any way imply any intention on his
part to indicate his views on the application.

23. Minutes - 27 May 2020
(Item A3)

(1) Mr J Burden asked the Committee to note that he had attempted to participate
in the meeting but had not been able to do so for technical reasons. He had
nevertheless observed it in its entirety.

(2) RESOLVED that the Minutes of the meeting held on 27 May 2020 are
correctly recorded and that they be signed by the Chairman.

24. Site Meetings and Other Meetings
(Item A4)

The Head of Planning Applications Group informed the Committee that arrangements
for a site visit to Covers Farm in Westerham were still being considered in the light of
Government advice.

25. Application TM/19/1779 (KCC/TM/0152/2019) - Variation of Condition 7 of
Permission TM/14/2728 to allow for a combined total of up to 240 HGV
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movements per day (120 in / 120 out ) to take place associated with all
operations and uses at the site (including landfill, recycling and restoration) at
Borough Green Quarry, Wrotham Road, Borough Green; Robert Body Haulage
Ltd

(Item C1)

(1) Mr M A C Balfour informed the Committee that he had been an LEA —
appointed Governor at Grange Park School which was affected by the application.
This was neither a Disclosable Pecuniary Interest nor an Other Significant Interest
and he was able to approach the determination of the application with an open mind.

(2) Mr H Rayner informed the Committee that although he was a Member of
Wrotham PC which had strongly objected to the application, he would be
participating as a Member of the Committee. He had previously written to
Democratic Services to explain that he had excused himself from all Parish Council
discussions on this matter and was therefore able to approach the determination of
the application with an open mind.

(3)  The Clerk to the meeting read out a joint written representation received from
Wrotham, Borough Green and Platt Parish Councils together with additional
comments from Borough Green PC. He then read out a reply on behalf of the
applicants from Mr David Maher of Barton Willmore.

(4)  Mr H Rayner asked the Committee to defer consideration of the application
as Wrotham School had not been consulted on the application and because he
believed there were inaccuracies in the report relating to vehicular access during
peak school hours which were sufficiently significant to make this course of action
essential.

(5) The Clerk advised that, as the Chairman had already formally moved the
recommendations, the Committee would need to vote on them. Should the
Committee wish to defer consideration of the application, it would need to vote
against the original motion. If it did so, it would be open to Mr Rayner to propose a
deferment.

(6) On being put to the vote, the recommendations of the Head of Planning
Applications Group were carried by 7 votes to 6.

(7)  RESOLVED that:-

(@) permission be granted to the application to vary Condition 7 of
Permission TM/14/2728 to read:

‘HGV movements associated with the quarry restoration, landfill and
recycling operations shall, together, not exceed 240 HGV movements
per day (120 in / 120 out),”

(b)  all other conditions previously imposed on Permission TM/14/2728
be re-imposed (updated where relevant to reflect current practices).
These extant conditions cover operations ceasing by 21 February 2042
or upon the completion of restoration of the quarry; the cessation of all
earlier recycling operations permitted on site; hours of operation being
0700 and 1800 hours on Mondays to Fridays and between 0700 and
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1300 hours on Saturdays; no HGVs leaving the site during peak school
travel times (term time 0800 to 0845 and 1500 to 1545 on Mondays to
Fridays during term time); wheels and chassis cleaning; HGVs being
sheeted / covered; a 10mph speed limit on the haul road; the
implementation of the approved dust control scheme; noise  controls
(55dBLAeq.1hr daily and 70dBLAeq.lhr for temporary operations,
when measured at any noise sensitive property); maintenance of a
noise attenuation bund; operation of the recycling plant and equipment
within the void (below 70 metres above ordnance datum (AOD));
crushing and soil screening operations not taking place
simultaneously; records of all HGV movements being maintained; all
HGVs associated with the restoration, landfill and recycling operations
making a left turn out of and a right turn into the site (i.e. all HGVs
being routed to the north via the A227 Wrotham Road);and

(c) the applicant be advised by Informative that separate approvals are
required from the Highway Authority for any works affecting publicly
owned highway land.

26. Proposal GR/20/156 (KCC/GR/0019/2020) - Demolition of existing single
storey teaching block and erection of detached two storey teaching block with
single storey activity studio, car park extension and associated landscaping
works at Mayfield Grammar School, Pelham Road, Gravesend; KCC

(Item D1)

(1)  Mr J Burden informed the Committee that he was the Local Member and also
the Leader of Gravesham BC which had given its views on the Proposal. He had
excused himself from all discussions of the Proposal by the Borough Council and
was therefore able to approach its determination with an open mind.

(2) The Head of Planning Applications Group informed the Committee that the
Memorandum of Understanding between KCC Children, Young People and
Education and KCC Highways, Transportation and Waste had been received after
publication of the report and that the recommendations needed to be revised to
reflect this. The Head of Planning Applications also advised that a further
representation had been received which included comments relating to cycle parking
provision and querying whether there was sufficient road width for heavy goods
vehicles to turn into the construction access when other vehicles were parked on the
Street.

(3) The Clerk to the meeting read out representations from Mr Alastair Thrush (a
local resident) and the response on behalf of the applicants from Mr Matthew Blythin
(DHA).

4) Dr L Sullivan (Local Member) was present for this item and addressed the
Committee.

(5) During discussion of this item, the Committee agreed to an additional
Condition and three Informatives to the recommendations. The extra Condition
specified that the upper floor glazing in the elevation facing properties in The Avenue
was to be opaque. The Informatives strongly encouraged the applicant to explore the
potential for incorporating photo voltaic panels and other renewable energy features
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into the scheme; encouraged the applicant to explore the potential for the relocation
of the air conditioning unit or measures to minimise its acoustic impact; and
encouraged the applicant to explore the potential to make provision for construction
traffic on site.

(6) On being put to the vote, the recommendations of the Head of Planning
Applications Group, as amended in (2) and (5) above were carried by 8 votes to 3.

(7) RESOLVED that:-

(@) the application be referred to the Secretary of State for Housing,
Communities and Local Government, and subject to his decision and to
the signed Memorandum of Understanding between KCC Children,
Young People and Education and KCC Highways, Transportation and
Waste (which has now been received and ensures that the costs of the
felling and stump removal of the highway tree required to be removed
for construction purposes, as well as the full CAVAT value of the tree
to be removed will be paid by the applicant), permission be granted to
the Proposal subject to conditions, including conditions covering the
standard 3-year time limit; the development being carried out in
accordance with the permitted details; the submission and approval of
details of all construction materials to be used externally; the existing
temporary classrooms on the tennis courts being removed from the
site and the land returned to its former use within 3 months of the
occupation of the new classrooms building; the existing temporary
parking arrangements being retained until the approved car park is
available to use; the provision and permanent retention of the vehicle
parking spaces as shown on the submitted plans within 3 months of
the demolition of the existing annex building and their retention
thereafter; the approved parking being used for staff and visitor parking
only and being retained for such use; two electric vehicle parking
spaces being provided on site within 3 months of the occupation of
the new building, with passive provision for two further spaces being
provided within the approved car park and being retained and kept
available for electric car use only thereafter; the submission of a
detailed review of the School Travel Plan incorporating measures
to encourage sustainable transport; the implementation of the
submitted Construction Method Statement for the duration of the
construction activities on site (including details of demolition measures
to ensure that mammals and their young are not Kkilled during
demolition); works only being carried out on site between the hours
of 0800 to 1800 on Mondays to Fridays, 0900 to 1300 on Saturdays,
with no operations on Sundays or public holidays; the access
gates from The Avenue only being used post-construction for
emergency access purposes and not for pupil or staff access at school
drop off or pick up times; four trees (one replacement and three
additional) being planted in The Avenue during the first planting
season following occupation of the new building, in accordance with a
specification to be agreed in writing with the County Council’s
Highway’s Aboriculture Department, with any of these trees that die or
are removed within 5 years of planting being replaced; the submission
of a Bat Mitigation Strategy prior to the commencement of demolition
works; the submission for approval by the County Planning Authority of
details of any lighting scheme, including hours of use, level of
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(b)

illumination and ongoing control over any new lighting on site in order
to protect foraging and commuting bats; the demonstration prior to the
completion of the development that the ecological enhancements
detailed in the “Habitat Creation and Management Plan” have been
incorporated into the site, with the features then being managed in
accordance with the plan; compliance with the submitted sustainable
surface water drainage scheme; the submission of a verification
report covering this scheme being approved in consultation with
the Lead Local Flood Authority; no infiltration of surface water
drainage taking place into the ground other than with the written
approval of the County Planning Authority, and only being used in
those areas where there would be no unacceptable risk to controlled
waters or ground stability; the programme of archaeological works
being carried out in accordance with the submitted and approved
Written Scheme of Investigation; a watching brief being carried out
by a suitably qualified consultant during demolition and foundation
works in order to protect underlying groundwater resources; no further
development taking place if, during development, contamination not
previously identified is found to be present, until a remediation strategy
has been agreed with the County Planning Authority; piling or any
other penetrative foundation designs not being permitted without the
written approval of the County Planning Authority; (prior to the
commencement of development) the protection and retention of all
trees on site within the vicinity of the development not shown to be
removed within the planning application; and the upper floor glazing in
the elevation facing properties in The Avenue being opaque; and

the applicants be advised by Informative that:-

0] they should ensure that all necessary highway approvals and
consents are obtained;

(i) they should ensure that works to trees are carried out
outside of the breeding bird season (mid-March to end of
August inclusive) and, if this is not possible, that an ecologist
examines the site prior to works commencing;

(i)  the development should take account of the Bat Conservation
Trust’'s “Bats and Lighting in the UK” guidance;

(iv)  only clean uncontaminated water should drain to the surface
water drainage system. Appropriate pollution control methods
should be used for drainage from access roads and car parking
areas to prevent hydrocarbons from entering the surface water
system;

(v)  they should register the School Travel Plan with Kent County
Council through the “Jambusters” website;

(vi) the demand for cycle parking provision should be monitored
with any requirement for additional spaces being met;

(vi) they are strongly encouraged to explore the potential for
incorporating photo voltaic panels and other renewable energy
features into the scheme;
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(viii) they are encouraged to explore the potential for the relocation of
the air conditioning unit or measures to minimise its acoustic
impact; and

(ix) they are to explore the potential to make provision for
construction traffic on site.

27. Matters dealt with under delegated powers
(Items E1-E4)

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

(@)
(b)
(c)

(d)

County matter applications;
County Council developments;

Screening Opinions under the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017 (None); and

Scoping Opinions under the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017 (None).

28. KCC Responses to consultation

(Item F)

There were no reports under this heading.
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Agenda Item 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
Proposed development of a Household Waste Recycling
Centre (HWRC), new access to a highway, associated
infrastructure and earthworks at Allington Integrated
Waste Management Facility, Laverstoke Road, Allington,
Maidstone, Kent, ME16 OLE - TM/20/62 (KCC/TM/0284/2019)

A report by Head of Planning Applications Group to Planning Applications Committee on 15
July 2020.

Application by FCC Environment (UK) Ltd for the development of a Household Waste
Recycling Centre (HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility, Laverstoke Road, Allington,
Maidstone, Kent, ME16 OLE - TM/20/62 (KCC/TM/0284/2019)

Recommendation: Permission be granted subject to conditions.

Local Member: Peter Homewood Unrestricted

Site description

1. The application site (which comprises two parts) is located to the north of Allington
(part of the built-up area of Maidstone). The proposed Household Waste Recycling
Centre (HWRC) is bound to the north by the M20 Motorway, to the east by Laverstoke
Road and a storage and distribution warehouse (part of the 20/20 Business Park which
includes a range of existing commercial and industrial units and some office space), to
the south by the access to the Allington Integrated Waste Management Facility (IWMF)
and to the west by the Allington IWMF itself. St Laurence Avenue and an elevated
mainline railway (located on a wooded embankment) lie further to the south. The
proposed spoil disposal area lies to the southwest of the Allington IWMF and north of
St Lawrence Avenue.

N

Access to the HWRC is proposed via a new dedicated priority junction off Laverstoke
Road. Laverstoke Road connects to St Laurence Avenue (again via a priority junction)
which, in turn, connects the wider 20/20 Business Park to the A20 London Road (via a
roundabout). The A20 London Road / Coldharbour Lane provides a direct connection
to Junction 5 of the M20. Access to the spoil disposal area from the proposed HWRC
would be achieved without use of Laverstoke Road and the wider highway network.

Page 7 Cil.1



Iitem C1
Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

Site Location Plan 1
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Iitem C1
Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

Site Location Plan 2
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Item C1

Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

The nearest residential properties to the proposed HWRC are located within the
Orchards development which lies to the south of the railway line. These properties
(which lie approximately 230 to 250m to the southernmost boundary of the proposed
HWRC) are accessed from the A20 London Road. The nearest offices on the 20/20
Business Park are about 35m to the east of the proposed new HWRC access on
Laverstoke Road. The nearest property to the spoil disposal area is the Poppy Fields
Public House (which includes manager accommodation) lies approximately 64m to the
south (on Laverstoke Road).

The site of the proposed HWRC currently compromises a landscaped earth bund
which was formed during the construction of the Allington IWMF. The bund (which is
orientated north — south) currently extends to a height of about 35.5m above ordnance
datum (AOD) reducing to about 16.0m AOD along the fence line with the Allington
IWMF and about 22.0m AOD along the fence line associated with the neighbouring
distribution centre. The bund was planted with tree whips following the completion of
the Allington IMWF development in 2008 which have now grown into an immature
woodland. There is also a linear belt of more mature trees running parallel to the
boundary with the neighbouring distribution centre.

The proposed spoil disposal area occupies part of the Allington IWMF initially intended
to be used for ash weathering storage area and subsequently seeded and part of the
adjoining land to the south which was planted with whips.

The site lies within a Groundwater Source Protection Zone (SPZ1) and within the
settlement boundary defined in the Tonbridge and Malling Local Development
Framework (LDF). It is also allocated for employment use in the adopted and
emerging Tonbridge and Malling Local Plans and is safeguarded for waste
management use in the Kent Minerals and Waste Local Plan (MWLP). Areas of
Ancient Woodland lie just to the north of the M20 and east of railway line at the eastern
end of the 20/20 Business Park. A geological Site of Special Scientific Interest (SSSI)
lies towards the eastern end of the 20/20 Business Park on its southern boundary.
The Kent Downs Area of Outstanding Natural Beauty (AONB) lies approximately
1.5km to the northeast of the application site. The North Downs Woodland Special
Area of Conservation (SAC) lies approximately 2km to the northeast of the application
site (albeit within 200m of part of the A229 Blue Bell Hill)

The locations of the proposed HWRC, spoil disposal area, existing Allington IWMF and
other features referred to in this report are shown on the drawings on pages C1.2 and
C1.3.

Planning History and Background

8.

The Allington IWMF and 20/20 Business Park occupy land which was previously
worked for mineral (ragstone) and has since been restored using both indigenous
materials and imported inert waste. Mineral processing and distribution operations are
still present at the eastern end of the 20/20 Business Park in the form of a ralil
aggregate siding and an associated distribution depot with asphalt and ready mix
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Item C1

Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

10.

11.

concrete plants.

Planning permission for the Allington IWMF was granted in July 2000 (TM/98/1428 /
MA/98/1212) following completion of a Section 106 Agreement and a Section 278
Agreement. The permission was temporary in that it limited the operational life of the
IWMF until 31 July 2030. Following the grant of planning permission, a number of
submissions were made (and approved) to discharge the requirements of planning
conditions and related clauses in the Section 106 Agreement. Two planning
applications were also made (and permissions granted) to vary the requirements of
conditions (TM/04/2816 / MA/04/1694 and TM/06/806 / MA/06/457). Construction
began in 2004 and the IWMF became fully operational in 2008. Planning permission
was subsequently granted in November 2017 (TM/17/1223 / MA/17/502358) for the
permanent retention of the Allington IWMF.

The July 2000 Section 106 Agreement included a number of obligations relating to the
development and operation of the Allington IWMF, including the permanent retention
of the western (undeveloped) part of the site as a Nature Conservation Site and its
eventual transfer in ownership to a Nature Conservation Company (with appropriate
funding). The eastern part of the Allington IWMF site was identified as the
Development Site (which was not subject to the same development restrictions). The
Section 278 Agreement provided for the necessary highway improvements. The 2017
planning permission was subject to a new (replacement) Section 106 Agreement
which confirmed the outstanding and ongoing requirements of the original, including
the Nature Conservation Site and its eventual transfer of ownership. The eastern part
of the Allington IWMF site remains identified as the Development Site.

The applicant secured a Screening Opinion from KCC in September 2019 which
confirmed that the proposed application for the HWRC did not constitute EIA
development and would not need to be subject to an Environmental Impact
Assessment (EIA). It also secured pre-application planning advice from KCC in
October 2019. The planning advice indicated that the provision of a HWRC to serve
residents in Tonbridge and Malling and west Maidstone and assist in meeting waste
recovery and landfill diversion targets on land safeguarded for waste management use
in the Kent Minerals and Waste Local Plan (MWLP) was consistent with waste
planning policy but that it was not possible to determine whether what was proposed
was acceptable in all respects pending the submission and consideration of a suitably
detailed planning application. The planning advice also highlighted key planning
considerations for the application as being landscape and visual impact, traffic and
access, noise impact, air quality impact, ecology, ground and surface water impacts
and geotechnical stability (in both the construction and operational phases). The
planning advice also recommended that the applicant undertake some form of
community engagement and held discussions with KCC Highways and Transportation
and the Environment Agency. The applicant also secured pre-application scoping
advice from KCC Highways and Transportation in October 2019 relating to those
matters to be addressed in the Transport Assessment.
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Item C1

Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

12.

13.

14.

The applicant also carried out pre-application consultation in July and October 2019
with the Allington IWMF Community Liaison Group (CLG) which was formed in about
2006 following planning permission being granted for the Allington IWMF. The
Allington CLG is made up of local Councillors, members of the public and other
technical specialists to provide ongoing engagement between the site operator (Kent
Enviropower Ltd — a wholly owned subsidiary of FCC) and local stakeholders on
operations at the site. The applicant also met representatives of DHL (the
neighbouring storage and distribution centre) to discuss the proposals and has advised
that further discussions have taken place with the Allington CLG, DHL and other
neighbouring companies. It should be noted that the applicant also presented details
of the proposed HWRC as part of informal consultation on its wider aspirations for the
Allington IWMF at three local community engagement events held in October and
November 2019.

KCC Waste Management is in the process of seeking the procurement of a new
HWRC for the west Maidstone area and has issued a series of tender documents to
interested parties. The applicant has stated that the proposed HWRC at the Allington
IWMF is intended to meet this requirement.

The applicant is also planning an extension to the Allington IWMF by the provision of
an additional waste treatment line (4™ line) and associated infrastructure which would
increase its waste processing capacity to more than 900,000 tonnes per annum (tpa)
and have an overall gross electrical capacity of about 77 megawatts (MW). The
existing IWMF can process about 560,000tpa of waste and generate up to 45MW (with
about 38MW being exported to the local electricity supply network). The applicant
expects the proposed 4™ line to be dealt with by the Planning Inspectorate (PINS) on
behalf of the Secretary of State (who will determine it) via the submission of an
application for a Development Consent Order (DCO) under the Planning Act 2008 as it
relates to a new or extended energy generation development with a gross electrical
generating capacity of more then 50MW. The 4™ line DCO application would also be
subject to EIA.

The Proposal

15.

16.

17.

The application proposes the development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and earthworks at the
Allington IWMF.

The proposed HWRC would be a modern split level facility incorporating public areas
for vehicle circulation and parking around the outside, with operational activities taking
place centrally on the site. The areas would be fully surfaced in a combination of
tarmac and concrete and signed (with a range of thermo-plastic road markings) to aid
wayfinding, illustrate walkways and to demarcate parking spaces.

The upper level (in the north-eastern corner) would be formed by concrete retaining

walls with associated vehicular ramps. The arrangement would mean that residents
transferring waste between vehicles and waste containers would not need to climb any
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Item C1

Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

18.

19.

20.

steps. There would be 22 split-level recycling container bays supported by metal
walkway piers and 25 car spaces (including one accessibility space). A ‘Y’ shaped
double pitch canopy is proposed above the containers, walkways and parking spaces
to aid year-round use and minimise the ingress of water into the collected waste /
recyclable material. The canopy would extend to a maximum height of 7.53m. It
would be constructed from metal posts and beams with single skin plastic coated steel
trapezoidal cladding forming the roof. It was initially proposed that the canopy be
finished in Goosewing Grey. However, the applicant has since agreed that a planning
condition be imposed requiring dark coloured roofing materials be used at the facility if
this is preferred. The bottom 2.5m of the posts which would be finished in yellow and
black hazard strips.

The lower level would include 33 parking spaces (including one accessibility space) for
members of staff and visitors to the re-use shop. The arrangement would ensure that
parking spaces next to the split-level containers are not occupied for longer than
necessary. A covered bicycle shelter (for up to 10 bicycles) would be provided next to
the car park and welfare / re-use building. The lower level of the site would also
include unloading areas and a range of containers for the collection of specific items of
waste, including 4 chargeable waste containers (now used at other KCC HWRCs) for
materials such as: breeze blocks, bricks, cement, concrete and drain pipes; ceramic
bathroom and kitchen items and tiles; flagstones, granite, marble, paving slabs;
hardcore, rubble, gravel, rocks, stones; plasterboard; sand and Soil; and tyres.

A two-storey site office / welfare and re-use shop would be constructed immediately to
the south of the upper level using a pre-fabricated / modular building design in grey.
The building would be 15.9m long, 11.1m wide and have a maximum height of 6.97m
(to the top of the lift shaft). The building would provide 353m? of floorspace and
include an office, mess room, toilets and a shower. An external stairway and landing
would provide access to the upper floor with a lift to ensure access for all. The building
would also include a re-use facility which would accept any re-usable items brought to
the site which may be suitable for re-sale in their existing state or require repair or
refurbishment. All electrical items would be PAT tested and rooms within the building
would be designated for their receipt, sorting, repair, PAT testing and refurbishment.
Iltems suitable for re-sale in their current state would be displayed within the
designated sales area and other items would the stored for repair. Any residues from
the re-use process would either be recycled or disposed of as appropriate. There
would be up to 4 members of staff permanently employed at the facility (depending on
need) and there may be opportunities for training in the future.

The exact number, location and type of waste and recycling containers would vary
according to usage and demand over time but would be likely to provide
accommaodation for the following waste streams: Bulky; Chemicals; Cooking Oil; Glass;
Green waste; Metal; Paper and Card; Plasterboard; Residual; Soil; Textiles; Tyres;
Wood; Asbestos; Dry Cell Batteries; Gas Bottle and Aerosols; Lead Acid Batteries;
Rubble and Hardcore; Engine Oil and Engine oil containers; Waste Electrical and
Electronic Equipment (WEEE) segregated into Small WEEE / LDA’s / Cooling /
Displays and Lamps; Toner Cartridges. There would also be additional capacity to
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21.

22.

23.

24.

take account of future additional waste streams, enforced segregation and overflow.

A new purpose built access junction would to be constructed off Laverstoke Road to
the north of the existing priority junction for the Allington IWMF and south of an existing
stub junction which is not used and is enclosed within the FCC site by the current
screen bank. The new junction would include concrete kerbs with tactile paving and
footpaths finished in tarmac. A two-way access road would provide a connection
between the new junction and the HWRC itself which would be finished in tarmac,
edged with concrete kerbs and supported by road gullies and interconnected pipework.
A 2m high metal height restriction barrier would be constructed across the access road
(as at other HWRCs). The HWRC would operate a one-way clockwise circulation
system, with incoming vehicles traveling around the southern and western edges of
the site. This would provide on-site queuing capacity for over 100 cars in three internal
queuing lanes with a combined length of over 600m and allow operational vehicles
direct access into the site. At the point where vehicles begin to merge into a single
lane a meet and greet cabin (2.4m long x 1.8m wide and 2.4m high) would be
positioned to assist members of the public. From this point a ramp would enable
vehicles to travel up to the top level around the northern end of the HWRC where
visitors would park and off-load waste materials. Vehicles leaving this area would
travel down a ramp on the eastern edge of the facility (next to the welfare and re-use
building) and either leave the site via Laverstoke Road or park and use the re-use
shop.

The applicant proposes that permission be granted to allow the HWRC to be open to
the public between 07:00 and 20:00 hours weekdays, weekends and on Bank Holidays
(but closed on Christmas Day, Boxing Day and New Year’s Day), although it states
that actual opening hours would be dependent on contractual arrangements with KCC
Waste Management. It also proposes that site maintenance / cleaning and other
operational activities be allowed during the 30 minutes before the site opens and 30
minutes after the site has closed to the public. It states that having staff on site prior to
the official opening time also assists with traffic management and would enable
members of the public arriving in advance of the opening time to wait within the
confines of the site, rather than queuing on the public highway (something it regards
as important as vehicles queuing on Laverstoke Road could interfere with the
operations carried out by DHL and the existing Allington IWMF).

The HWRC would employ up to 10 members of staff (including the 4 at the re-use
facility).

Fencing and gating at the HWRC would comprise a 2.4m high galvanised metal
palisade fence around its perimeter with matching double leaf gates at the main
entrance to the site, a 2.4m high plastic coated green paladin fence around the central
operational area with matching double leaf gates at the HGV access point and
matching fencing and double leaf gates around the waste changing containers and
between public and operational areas. A 1.1m high concrete wall (above ramp level)
would be installed along the length of the ramps. Plastic coated green paladin fencing
would be installed on top of a concreate retaining wall running along the edge of the
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25.

26.

27.

split-level area with matching pedestrian gates to enable access to each of the metal
pier walkways (between the containers). Each of the metal pier walkways would
include 1.1m high anti-climb galvanised handrailing and Armco barriers and bollards
would be installed at various points around the HWRC to maintain safety.

The HWRC would have an impermeable surface. Surface water would drain via a
series of gulleys and drains through catchpit chambers, silt traps within drainage
channels and a by-pass separator. During periods of low intensity rainfall, water would
simply flow through the system and into the public surface water sewer on Laverstoke
Road. During periods of heavy rainfall, surface water would begin to back up behind
the flow control chamber (which would restrict run-off leaving the site to a greenfield
rate of 1.8 litres / second (I/s)) and flow into the underground off-line cellular storage
attenuation feature (sized to store the 1:100 annual probability rainfall event including
a 40% increase in rainfall intensity to allow for climate change, in accordance with
Environment Agency guidance) located beneath the central operational area. As
rainfall decreases and the flow control chamber allows surface water would flow out of
the attenuation feature into the public sewer in Laverstoke Road. Land drains are
proposed to be created on the remodelled landform to ensure that run-off is captured
and re-directed before flowing onto the HWRC. Foul water from the welfare and re-
use building would be directed via a new foul water connection to the public foul sewer
to the north-west of the proposed HWRC. Water collected from beneath the
containers serving the split-level area and those associated with the containers on the
lower level would be subject to a leachate drainage system. This would separately
drain to a leachate storage tank which would be regularly inspected and emptied by a
registered waste handler.

New native woodland planting would take place around the perimeter of the HWRC (to
the north, east and south) including on land within the Allington IWMF affected by
earthworks associated with the development platform to replace that which would be
lost and assist in screening the development. Further native woodland planting would
also take place to the south west of the IWMF to replace that lost as a result of the
spoil disposal operation. Small areas of species rich grassland are also proposed to
the west of the proposed HWRC and in the spoil disposal area which are intended to
off-set the loss of poor quality habitat during construction and assist in providing
biodiversity enhancement.

The applicant proposes to install a closed-circuit television (CCTV) system and an
automated number plate recognition (ANPR) system with the detailed design being
secured by condition. Similarly, whilst the applicant does not consider the site to be
particularly sensitive to the introduction of additional lighting, it proposes that a detailed
lighting scheme be secured by condition. It states that external lighting would be
required to enable safe movement across the site and meet health and safety and
other relevant legislation (e.g. nature conservation) and that new light sources are
likely to include floodlighting (which would be located on the welfare building
elevations, on monopoles around the boundary of the site and on the underside of the
proposed canopy). It also states that internal lighting would also be required in the
welfare and re-use building, that low level lighting may also be provided and that
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28.

29.

30.

31.

32.

floodlighting would only be in use during operational hours and during site
maintenance. The applicant states that the lighting scheme would be designed to
minimise light spillage and that specific measures that are likely to include: the use of
luminaires with minimal to zero direct contribution to upward light; careful selection,
aiming and positioning of luminaires; the use of optimal optics for their specific location
and orientation; optimisation of mounting heights; the adoption of the lowest intensity
LED modules practicable; and minimising the task illuminance level.

A range of non-illuminated signage is proposed to be erected around the site and
additional directional signage is likely to be required on the surrounding highway
network to assist members of the public in getting to the site (consent for which would
be secured as necessary).

Construction of the HWRC would be carried out in two phases (i.e. enabling works and
the construction itself). It is proposed that these works would take place between
07:00 and 18:00 on weekdays and Saturdays, although additional flexibility would be
required for key elements which would be included in a Construction Environmental
Management Plan (CEMP) secured by condition.

Trees and vegetation would be cleared by an arboricultural contractor outside the bird
breeding season or checked by an ecologist to confirm that no breeding birds are
present. The perimeter of the construction and spoil disposal sites would then be
fenced for safety and security (with timber hoardings or Heras type fencing) and
environmental reasons (e.g. tree protection fencing, site fencing and acoustic fencing).
A construction compound and laydown area would then be created for temporary site
offices, welfare facilities and material and plant storage areas. The applicant
anticipates this being located to the south of the IWMF on the existing hardstanding
area next to the spoil disposal area.

The existing underground 33kv cable which provides the electrical connection between
the Allington IWMF and electricity grid would need to be diverted (by UK Power
Networks Ltd) to the west and north of the proposed HWRC as it is not sufficiently
deep to be retained in situ. The existing and foul and surface water pumping main
would also need to be diverted for similar reasons.

Following the clearance of vegetation and the diversion of the electricity cable,
excavators would excavate material from the existing bund on the eastern boundary of
the wider Allington site to create the development platform upon which the HWRC
would be constructed. The applicant anticipates that it would be necessary to
excavate about 60,000m® (120,000t) of material to create the development platform.
The access road from the junction with Laverstoke Road towards the HWRC would
rise slightly to the platform level of 25.7m AOD (the height of majority of the proposed
HWRC) whilst the upper level would be at 27.3m AOD. This would result in an overall
reduction in the height of the existing bund (by as much as 9.7m). Earthworks would
also be required to tie the development platform into the existing bund running along
the northern part of the Allington IWMF site.
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33.

34.

35.

All the material excavated during the construction of the development platform would
be retained on the wider Allington IWMF site. It would be moved from the proposed
HWRC site by dumper trucks and deposited on land to the south-west of the existing
Allington IWMF. The dumper trucks would use a temporary haul road and remain on
the Allington IWMF site at all times such that it would not be necessary for vehicles to
use the public highway. The excavated material would be placed in a series of layers
against the existing quarry slope by an excavator. The earth bunds surrounding the
Allington IWMF were created using inert waste material that had previously been
deposited within the former Allington quarry. Although all of the material is understood
to be inert in nature it is still technically classed as a landfill and remains the subject of
an Environmental Permit. The material to be excavated therefore needs to be the
subject of detailed investigation before excavation can commence and, following
excavation, before construction can commence on the development platform. This
ground investigation and assessment would establish whether remediation of the
material was required and, if so, inform the nature and extent of that remediation. A
full geotechnical investigation of the material remaining in-situ following excavation
would also need to be carried out to establish its settlement characteristics to inform
the foundation options / design for the HWRC and any ancillary structures. The earth
bunds surrounding the Allington IWMF have been in place for over 10 years and whilst
some of the existing slopes are relatively steep the applicant states that they have
remained stable. It also states that a slope of one vertical to three horizontal of well-
placed unsaturated inert material of the nature expected is likely to be stable and that
no steeper slopes are proposed.

The applicant states that the new access junction off Laverstoke Road would be
constructed first to enable access into the site and drainage, service infrastructure and
surfacing to be installed (thereby allowing vehicles delivering materials to access the
site and enable travel on hard-surfacing from an early stage in the main build, reducing
the potential for mud to be trafficked onto the local highway network). Following this,
the retaining walls surrounding the upper level and ramps would be constructed from
reinforced concrete, the whole site would be kerbed to contain surface water and the
building foundations would be constructed. The remaining elements of the scheme
would be installed as the construction phase progresses. The applicant proposes that
a Construction Environmental Management Plan (CEMP) be developed to manage
and report environmental effects using best practice during construction and that this
be secured by condition.

The applicant states that measures would be employed to ensure that all operations
are carried out in an efficient and responsible manner to safeguard the environment
and comply with the Environmental Permit for which an application has been made to
the Environment Agency (e.g. periodic inspections of the fabric and infrastructure of
the site including fences, gates, building infrastructure and drainage system; sweeping
and litter clearance as required; daily inspections of the site; the use of a standpipe
and hose as necessary to clean down site surfaces and control dust emissions; the
use of a pest control contract which would include routine visits / checks; and specified
time periods within which materials must be removed from site). It also states that
although the potential effects of waste management developments can be the subject
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36.

of public concern (i.e. nuisance caused by litter, odour or through the attraction of
vermin or other pests to the site) a modern well run facility (such as that proposed)
should not give rise to such issues through regular monitoring / daily inspections and
general good housekeeping.

The application (as submitted in December 2019) was accompanied by a planning
statement, a transport assessment, a noise impact assessment, an air quality
assessment, an ecological assessment, a landscape and visual assessment, a phase
1 site investigation, a flood risk assessment, a drainage assessment and an
arboricultural assessment, as well as a number of plans and drawings. As a result of
responses to the initial consultation / notification, the applicant submitted further
information in support of the application in March 2020 and also made a relatively
minor amendment to the application site (in terms of the area proposed to be used for
the disposal of spoil arising from the development). It provided a replacement noise
impact assessment, flood risk assessment, drainage assessment, arboricultural
assessment and plans / drawings relating to the application site boundary, earthworks
and landscape proposals. It also provided an ecological addendum report, a highways
technical note, a technical note responding to issues raised by Natural England and an
air quality assessment addendum, as well as a letter setting out responses to specific
issues and comments (including those raised by the local business and residential
communities). Drawings illustrating the proposed development are included in
Appendix 1.

Planning Policy Context

37.

38.

39.

National Planning Policies — the most relevant National Planning Policies are set out
in the National Planning Policy Framework (NPPF) (May 2019), the associated
National Planning Practice Guidance (NPPG) and the National Planning Policy for
Waste (NPPW) (2014). These are all material planning considerations.

Kent Minerals and Waste Local Plan 2013-30 (July 2016) — Policies CSW1
(Sustainable Development), CSW2 (Waste Hierarchy), CSW3 (Waste Reduction),
CSW4 (Strategy for Waste Management Capacity), CSW6 (Location of Built Waste
Management Facilities), CSW7 (Waste Management for Non-hazardous Waste),
CSW11 (Permanent Deposit of Inert Waste), CSW16 (Safeguarding of Existing Waste
Management Facilities), DM1 (Sustainable Design), DM2 (Environmental and
Landscape Sites of International, National and Local Importance), DM3 (Ecological
Impact Assessment), DM10 (Water Environment), DM11 (Health and Amenity), DM12
(Cumulative Impact), DM13 (Transportation of Minerals and Waste), DM15
(Safeguarding of Transport Infrastructure), DM16 (Information Required In Support of
an Application), DM18 (Land Stability) and DM19 (Restoration, Aftercare and After-
use).

Kent Waste Local Plan (March 1998) Saved Policies — Policies W7 and W9. [Note:
This will be relevant until the Early Partial Review of the Kent MWLP is adopted.]

Page 18 C1.12



Item C1

Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

40.

41.

42.

43.

44,

Tonbridge and Malling Borough Council Local Development Framework (LDF)
Core Strategy (September 2007) — Policies CP1 (Sustainable development), CP2
(Sustainable transport), CP11 (Location of Development), CP21 (Employment
Provision), Policy CP24 (Achieving a High Quality Environment) and CP25 (Mitigation
of Development Impacts).

Tonbridge and Malling Borough Council LDF Development Plan Allocations
Development Plan Document (DPD) (April 2008) — Policy E1 (Safeguarded
Employment Land).

Tonbridge and Malling LDF Managing Development and the Environment DPD
(April 2010) — Policies CC1 (Mitigation — Sustainable Design), CC2 (Mitigation —
Waste Minimisation), CC3 (Adaption — Sustainable Drainage), NE1 (Local Sites of
Wildlife, Geological and Geomorphological Interest), NE2 (Habitat Networks), NE3
(Impact of Development on Biodiversity), NE4 (Trees, Hedgerows and Woodland),
SQ1 (Landscape and Townscape Protection and Enhancement), SQ4 (Air quality),
SQ5 (Water Supply and Quality), SQ6 (Noise) and SQ8 (Road Safety).

Early Partial Review of the Kent Minerals and Waste Local Plan 2013-30 Pre-
Submission Draft (November 2018) — This proposes changes to Policies CSW4
(Strategy for Waste Management Capacity), CSW6 (Location of Built Waste
Management Facilities), CSW7 (Waste Management for Non-hazardous Waste),
CSW8 (Other Recovery Facilities for Non-hazardous Waste) and DM8 (Safeguarding
Minerals Management, Transportation Production & Waste Management Facilities).
One of the reasons for the Early Partial Review was to update the assumptions about
waste management capacity underlying Policies CSW7 and CSW8 and the
consequent impact on the need for a Waste Sites Plan. The Early Partial Review of
the Kent MWLP was subject to an independent examination between 8 and 15
October 2019 and the Inspector's Report was published on 23 April 2020. The Report
concludes that the Plan is sound provided that a number of main modifications are
made. The main modifications were discussed at the examination hearings, subject to
sustainability appraisal and public consultation and considered by the Inspector along
with any representations made on them. Given this, it is appropriate that substantial
weight be given to the Plan in the period prior to its adoption. It is intended to seek
adoption of the Early Partial Review of the Kent MWLP in September 2020.

Tonbridge and Malling Borough Council Local Plan Regulation 19 Pre-
Submission Publication (September 2018) — Draft Policies LP1 (Presumption in
Favour of Sustainable Development), LP2 (Strategic Objectives), LP5 (Settlement
Hierarchy), LP10 (Infrastructure Requirements), LP11 (Designated Areas), LP12
(Areas of Outstanding Natural Beauty), LP13 (Local Natural Environmental
Designations), LP14 (Achieving High Quality Sustainable Design), LP17 (Flood Risk),
LP18 (Sustainable Drainage Systems), LP19 (Habitat Protection and Creation), LP20
(Air Quality, LP21 (Noise Quality), LP22 (Contamination), LP23 (Sustainable
Transport) and LP42 (Parking Standards).
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Consultations

45,

46.

47.

48.

Tonbridge and Malling Borough Council — Raises the following issues:

1. Whilst the Borough Council welcomes the principle of the provision of a HWRC
within the Borough it raises concerns regarding the potential traffic generation
from the site. KCC should satisfy themselves that the traffic generation is fully
assessed against the VISUM modelling undertaken in support of the emerging
growth strategy for the Borough contained within the draft Tonbridge and Malling
Local Plan.

Maidstone Borough Council — No comments received.

Aylesford Parish Council — Although not opposed to the principle of the facility, it
believes that the application cannot be considered in isolation from all the other
proposed development in the area including the expansion of the existing Allington
IWMF and residential development in the area (e.g. 840 units at the Gladman’s site at
Whitepost Lane and 106 units at Bunyards Farm). It states that the A20 near the site
could not cope with the significant increase in traffic movements arising from all of
these developments, even with the proposed new Coldharbour roundabout. It
proposes that determination of the HWRC application be delayed until the position
regarding all of the other developments is known and the highway improvements have
been completed on the A20 in order that to ensure a more accurate determination of
traffic movements. It states that if it is decided to not wait until the position regarding
all the above development is known, it would have to object to the application on the
following grounds:

1. The HWRC would lead to significant additional traffic movements on an already
over capacity A20 in whatever direction the traffic takes as it accesses the A20.

2.  The development would make the already poor air quality in the area even
worse, affecting quite significantly the existing Aylesford and Maidstone A20
AQMAs.

It had nothing to add to this following the submission of further information in March
2020.

Highways England — No objection. It advises that its main interest in this case is
whether the proposed development has the potential to impact on the safe and
efficient operation of the M20 Junction 5 (i.e. part of the Strategic Road Network
(SRN)). It states that it is content that the proposed development would not materially
impact the reliability, operation or safety of the SRN (i.e. the tests set out in DfT C2/13
paragraphs 9 and 10 and MHCLG NPPF paragraph 109). It notes that there is a
concurrent application on the adjacent site for a proposed extension to the existing
Allington EfW Generation Station (at EIA Scoping Notification and Consultation stage)
which is currently being assessed as part of a Development Consent Order and
advises that its current response only relates to the HWRC and not the DCO proposal.
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49. KCC Highways and Transportation — No objection subject to conditions to secure
the following:

1.

10.

11.

12.

Submission of a Construction Management Plan before the commencement of

any development on site to include the following:

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

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

(c) Timing of deliveries;

(d)  Provision of wheel washing facilities; and

(e) Temporary traffic management / signage.

Before and after construction of the development, highway condition surveys for
highway access routes should be undertaken and a commitment provided to
fund the repair of any damage caused by vehicles related to the development.

Provision of construction vehicle loading/unloading and turning facilities prior to
commencement of work on site and for the duration of construction.

Provision of parking facilities for site personnel and visitors prior to
commencement of work on site and for the duration of construction.

Provision of measures to prevent the discharge of surface water onto the
highway.

Provision of wheel washing facilities prior to commencement of work on site and
for the duration of construction.

Provision and permanent retention of the vehicle parking spaces and/or garages
shown on the submitted plans prior to the use of the site commencing.

Provision and permanent retention of the vehicle loading/unloading and turning
facilities shown on the submitted plans prior to the use of the site commencing.

Use of a bound surface for the first 5 metres of the access from the edge of the
highway.

Provision and permanent retention of the cycle parking facilities shown on the
submitted plans prior to the use of the site commencing.

Completion and maintenance of the access shown on the submitted plans
(drawing number: 1407 SK100 titled ‘Site Layout’) prior to the use of the site
commencing.

Provision and maintenance of 2.4 metre by 43 metre visibility splays at the
access with no obstructions over 0.6 metres above carriageway level within the
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splays, prior to use of the site commencing.
It has also requested the following informative:

INFORMATIVE: It is the responsibility of the applicant to ensure, before the
development hereby approved is commenced, that all necessary highway approvals
and consents where required are obtained and that the limits of highway boundary are
clearly established in order to avoid any enforcement action being taken by the
Highway Authority.

Across the county there are pieces of land next to private homes and gardens that do
not look like roads or pavements but are actually part of the road. This is called
‘highway land’. Some of this land is owned by The Kent County Council (KCC) whilst
some are owned by third party owners. Irrespective of the ownership, this land may
have ‘highway rights’ over the topsoil. Information about how to clarify the highway
boundary can be found at https://www.kent.gov.uk/roads-and-travel/what-we-look-
after/highway-land/highway-boundary-enquiries

The applicant must also ensure that the details shown on the approved plans agree in
every aspect with those approved under such legislation and common law. It is
therefore important for the applicant to contact KCC Highways and Transportation to
progress this aspect of the works prior to commencement on site.

KCC Highways and Transportation (KCC H&T) had initially requested clarification and
further information in respect of a number of issues. The response above and below
represents its position following receipt and consideration of the applicant’s Highways
Technical Note (HTN) dated 24 March 2020 (submitted in March 2020).

KCC H&T has also commented (in summary) as follows:

Vehicular access: Although a revised plan demonstrating the required 2.4 by 43m
visibility sight lines has not been provided by the applicant, KCC H&T is satisfied that
this can be achieved. It has also accepted that an independent stage 1 road safety
audit (RSA) can be provided at the detailed design / S278 stage if permission is
granted given the high quality nature of Laverstoke Road and the fact that the
proposed access complies with the relevant technical specifications (in terms of
visibility, junction radius and swept paths). It advises that accepts the suitability of the
merge area adjacent to the site’s stacking lanes, although these will not be offered for
adoption or form part of the publicly maintainable highway.

Pedestrian access: It accepts that a 1.2m footway into the site will be adequate given
likely operational demands and as few people will arrive at the site on foot.

Trip_generation: It considers that comparing the proposed facility with the Charlton
Lane HWRC in Shepperton, Surrey and use of a traffic profile from the TRICS
database to be reasonable. It also considers the trip generation forecasts used for
Heavy Goods Vehicles (HGV’s) to be reasonable since it represents a worst case
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scenario.

Trip distribution: It considers the assumption that the majority of traffic would route via
the administrative area of Tonbridge and Malling (TMBC), 46% via A20 West and 40%
via the M20, with only 14% routing from the direction of Maidstone (A20 South) to be
reasonable given the lack of an existing HWRC within the TMBC administrative area,
the significant residential development located to the west of the site and the proximity
of the existing HWRC located in Tovil to residential development in South Maidstone.

Traffic surveys: It considers the use of applicant’s traffic surveys to be acceptable for
assessment purposes as they are representative of typical traffic conditions (within
term time).

Committed development: It accepts that the applicant has appropriately considered
traffic associated with committed development in the area (including that being
implemented by Croudace to the east of Hermitage Lane and an extension to the
Aylesford Retail Park).

TMBC Emerging Local Plan: It does not consider that additional future year
assessments up to 2031 inclusive of all proposed allocations in TMBC’s emerging
Local Plan could be reasonably required, noting that KCC Planning Applications Group
has advised that development proposed as part of the emerging TMBC Local Plan
cannot (in itself) be considered as “committed development” as it has yet to go through
formal examination with the Planning Inspectorate (PIN’s) and may therefore be
subject to amendment or found to be unsound.

Traffic impact: It accepts that the applicant’s peak hour assessments present a worst-
case scenario in terms of total traffic flows and that an additional weekday lunchtime
assessment is not required. It also accepts that the results of the applicant’s baseline
(2020) assessments confirm that all the junctions in question currently operate within
operational capacity, without any excessive queueing or delay, thereby validating the
future year assessments. It notes that baseline junction capacity assessments have
been undertaken for the junctions between the Allington IWMF and Laverstoke Road
and between Laverstoke Road and St Laurence Avenue and for the 20/20 /
Poppyfields Roundabout. Whilst no baseline assessment has been undertaken for the
Coldharbour Lane roundabout, it considers this reasonable given the advance and
committed nature of KCC Highways own planned improvements.

Junction Capacity Assessments: It advises that the junction capacity assessments
confirm that the site access would operate within its operational capacity in all
assessed periods without queueing or delays and that the Allington IWMF / Laverstoke
Road junction would continue to operate within its operational capacity up to 2024 in
all assessed periods, without excessive queuing or delay on any arms of the junction.
It notes that several objections have been received from neighbouring business on the
20/20 Industrial Estate in relation to vehicles associated with Allington IWMF queueing
on the public highway, with consequential implications for highway safety. It also
notes that the applicant has responded by stating that this occurs at times when
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demand is higher than normal (e.g. during the post-Christmas period) and has put
forward a range of management measures to prevent any future queuing. KCC H&T
considers these measures to be acceptable. It advises that the St Lawrence Avenue /
Laverstoke Road junction would continue to operate within operational capacity up to
2024 in all assessed periods without queuing or delay (with the greatest impact being
anticipated between 11:00 and 12:00 on Sundays). It advises that the Poppyfields /
20/20 Roundabout would continue to operate within its operational capacity, with
minimal increases in queuing and delay. The most pronounced impact would be in the
weekday PM peak period when an additional 2 vehicles are anticipated to be added to
the queue. However, it states that the junction would still operate without an
unacceptable impact on traffic conditions. It advises that the impact on the
Coldharbour Roundabout capacity assessment is based on KCC Highways own
improvement scheme at this location and that use of the improved layout for modelling
purposes is acceptable given the advanced and committed status of the planned
works. It advises that all modelled scenarios (weekday AM and PM, Saturday
interpeak and Sunday interpeak) show that the junction will operate within its
operational capacity, without excessive queueing or delay.

Wider A20 network: It advises that the proposals are anticipated to only generate a
limited amount of additional traffic in the direction of the A20 corridor in the AM and PM
peak weekday periods and although a significant amount of traffic would be generated
during the weekend interpeak period (11:00-12:00), this needs to be considered in the
context of the lower background traffic flows on the local highway network at
weekends. It therefore accepts that the assessments in the applicant’s TA represent a
worst case-scenario and that further assessment of the wider A20 network during the
weekend periods could not be reasonably required.

Personal Injury Collision (PIC) Analysis: It accepts that the proposals are not likely to
exacerbate any pre-existing highway safety issues. It notes that PIC data associated
with the Poppyfields roundabout confirms that of the 12 collisions recorded in the last
5-year period all were classed as “slight” in terms of severity, except for 1 “serious”
collision (relating to a motorcyclists travelling in the direction of Maidstone losing
control whilst negotiating the roundabout in wet conditions and leaving the
carriageway). Of the remaining 11 “slight” collisions it notes that driver error was a
contributory factor in all, with 2 of the slight collisions caused by buses breaking
sharply and causing injury to passengers. It states that the layout of the existing
highway or any defects in it is not listed as a contributory factor in any of the 12
recorded collisions. It also notes that PIC data has only been obtained for the 20/20 /
Poppyfields roundabout (as the Coldharbour Roundabout is due for improvement by
KCC Highways Major Projects Team) and that Crashmap confirms only 1 “slight”
collision on the St Lawrence Avenue and Laverstock Road corridor in the last 21
years.

Parking: It accepts that the parking provision will be adequate for the development’s
anticipated operational demands, without any overflow parking on the adjacent public
highway. It notes that there would be 58 car parking spaces (25 adjacent to the
various recycling containers and 33 next to the “reuse shop”) with additional stacking
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50.

capacity for 100 vehicles.

Turning and Servicing: It is satisfied that swept path analysis demonstrates that the

largest vehicle requiring access (an 8.8m long roll on/roll off skip / dumper truck) can
enter the site, manoeuvre and then egress onto the public highway in a forward
motion.

Environment Agency — No objection subject to the following conditions:

1.

No development shall commence until a strategy to deal with the potential risks
associated with any contamination of the site has been submitted to and
approved in writing by KCC. The strategy shall include:

(i) A preliminary risk assessment which has identified: all previous uses;
potential contaminants associated with those uses; a conceptual model of
the site indicating sources, pathways and receptors, including the Hythe
Formation Principal Aquifer; and potentially unacceptable risks arising from
contamination at the site.

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

(i) The results of the site investigation and the detailed risk assessment
referred to in (i) and, based on these, an options appraisal and
remediation strategy giving full details of the remediation measures
required and how they are to be undertaken.

(iv) A verification plan providing details of the data that will be collected in order
to demonstrate that the works set out in the remediation strategy in (iii) are
complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.

Reason: To ensure that the development does not contribute to, or is not put at
unacceptable risk from, or adversely affected by, unacceptable levels of water
pollution in line with paragraph 170 of the NPPF.

No occupation of any part of the development shall occur until a verification
report demonstrating the completion of works set out in the approved
remediation strategy and the effectiveness of the remediation has been
submitted to and approved in writing by KCC. The report shall include results of
sampling and monitoring carried out in accordance with the approved verification
plan to demonstrate that the site remediation criteria have been met

Reason: To ensure that the site does not pose any further risk to human health
or the water environment by demonstrating that the requirements of the
approved verification plan have been met and that remediation of the site is
complete (in line with paragraph 170 of the NPPF).

Unless otherwise agreed in writing by KCC, if during development contamination
not previously identified is found to be present at the site then no further
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development shall be carried out until a remediation strategy detailing how this
contamination will be dealt with has been submitted to and approved in writing by
KCC. The remediation strategy shall be implemented as approved.

Reason: To ensure that the development does not contribute to, or is not put at
unacceptable risk from, or adversely affected by, unacceptable levels of water
pollution from previously unidentified contamination sources at the development
site in line with paragraph 170 of the NPPF.

4, Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of KCC, which may be
given for those parts of the site where it has been demonstrated by a piling risk
assessment that there is no resultant unacceptable risk to groundwater. The
development shall be carried out in accordance with the approved details.

Reason: To ensure that the development does not contribute to, or is not put at
unacceptable risk from, or adversely affected by, unacceptable levels of water
pollution caused by mobilised contaminants in line with paragraph 170 of the
NPPF.

It also recommended the following informative:

1. Piling can result in risks to groundwater quality by mobilising contamination when
boring through different bedrock layers and creating preferential pathways. Thus
it should be demonstrated that any proposed piling will not result in
contamination of groundwater. If piling is proposed, a Piling Risk Assessment
must be submitted, written in accordance with EA guidance document “Piling and
Penetrative Ground Improvement Methods on Land Affected by Contamination:
Guidance on Pollution Prevention. National Groundwater & Contaminated Land
Centre report NC/99/73.

It states that it accepts the findings and conclusions of the submitted Phase 1
investigative report on ground conditions. It advises that the proposed development
would need to be subject to an Environmental Permit which would further address
drainage arrangements (in order to minimise the risk to surface and groundwater) and
require measures to control dust, odour and noise emissions (to minimise impacts on
the amenity of adjacent properties, including businesses). It also advises that as the
site is within the boundary of a permitted landfill site that accepted waste with some
risk of generating landfill gas, the buildings and any enclosed spaces should be
designed to take into account potential landfill gas being generated. It states that the
proposed earthworks would need to be carried out in accordance with an
environmental permit (since they would involve moving controlled waste that has
already been imported and deposited) and that this could be done under a variation to
the existing landfill permit. It also states that the existing Environmental Permit for the
Allington IWMF may also need to be reviewed as a result of what is proposed to
assess potential impacts and ensure that these remain acceptable. This may include
the need for an amended assessment of the risk of the Allington IWMF to the
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51.

52.

53.

proposed new receptor (the HWRC) in terms of air quality.

Natural England — No objection. It had initially raised concerns about the potential
impact of additional traffic on the North Downs Woodlands Special Area of
Conservation (SAC). However, these concerns were overcome by the applicant’s
‘Response to Natural England Technical Note” submitted in March 2020 which
confirmed that the additional vehicle numbers predicted along the A229 associated
with the proposed development is minimal and that the emissions are not likely to have
a significant effect on the SAC, even when considered cumulatively with other plans
and projects.

Kent Downs AONB Unit — Advises that it is unable to provide a detailed response on
the application due to unprecedented levels of major planning related work and that it
is the responsibility of KCC to decide whether the application meets legislative and
policy requirements in respect of AONBSs. It also advises that KCC has a legal duty to
take account of the purposes of AONB designation (i.e. the conservation and
enhancement of the area’s natural beauty) in determining the application and that
consideration should be given to the development plan, paragraph 172 of the NPPF,
the NPPG and the policies and objectives of the Kent Downs AONB Management Plan
(Second Revision).

Notwithstanding this, it has stated that in order to mitigate potential impacts on the
Kent Downs AONB it supports the proposed replacement woodland planting around
the perimeter of the site and would advocate the use of a dark coloured roofing
material (rather than the pale grey of existing buildings at the Allington site which make
the existing buildings prominent in views from the Kent Downs) and a requirement for
lighting to be designed to minimise light pollution.

KCC Landscape Consultant — No objection subject to conditions to secure:

1. The implementation of a detailed planting plan, specification and planting
schedule which has been submitted to and approved in writing by KCC prior to
any development taking place;

2. A Construction Environment Management Plan (CEMP) which shows how
potential construction impacts on the environment and local community will be
minimised or mitigated;

3.  Appropriate tree protection measures;

4, Tree removal outside the bird nesting season;

5.  All planting, seeding or turfing to be carried out in the first available planting and
seeding season following the occupation of the site or the completion of the

development (whichever is the sooner); and

6.  An aftercare period of no less than five years.
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54.

It has provided detailed advice on the content of the above.

It states that although the loss of existing tree cover and reduction in the bund height
would impact on the view of the site, the development proposals are consistent with
their surroundings and as such the visual effects are not considered to be significant.
It states that the most significant visual impact would be during the construction phase
when the movement of machinery on site and potential generation of dust may be
conspicuous. However, it notes that the adjacent Allington IWMF is regularly serviced
by HGVs and that within the wider landscape context this issue is not considered as
being particularly sensitive. It advises that replacement tree planting would take
approximately 10 years to reach the degree of maturity required to provide complete
screening.

In terms of the spoil disposal area, it states that proposed levels appear to tie in with
those of the adjacent contours so the additional spoil should not read as an
incongruous feature in the wider landscape. It recommends that the new slope profile
should not exceed 1:3 unless slope stabilisation measures are put in place and that
seeding should take place as soon as possible to prevent run-off. It also states that
the sowing of a lowland meadow seed mix would enhance the biodiversity of the site
and the additional woodland planting would offer further benefits in terms of habitat,
stabilisation and screening.

KCC Noise Consultant — No objection subject to a condition to secure a Construction
Environment Management Plan (CEMP) detailing Best Practical Means (BPM) and
other mitigation methods to protect nearby receptors during the construction phase. It
is satisfied that the HWRC can operate without adverse effect on any noise sensitive
receptors.

It advises that the applicant’s noise assessment is robust, taking into account the noise
emissions from the three key aspects of site’s operations (i.e. routine / domestic
operations, specific event noise such as HGV movements and the operational road
traffic noise from vehicles visiting the site). It also advises that the applicant has
established representative background noise levels for three noise sensitive areas (i.e.
the Poppy Fields PH, Rosebay Gardens (part of the Orchards development) and
Coldharbour Lane) and that data from noise monitoring at a similar HWRC has been
used in the assessment which is compliant with the guidance provided by BS4142:
2014+A1:2019. It notes that the predicted rating levels are significantly below the
existing background LA90 levels (i.e. -30 dB at Poppy Fields, -6 dB at Rosebay
Gardens and -26 dB at Coldharbour Lane). It also advises that the separate
assessment of the impact from road traffic noise from increased vehicle flows on the
local highway network shows a negligible change in terms of perception of between 0
and 0.8 dB.

In terms of construction activities, it notes that the construction noise assessment

shows predicted levels of up to 56 dB at residential receptors with potentially higher
levels of up to 72 dB at the 20/20 Business Park during some activities. However, as
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55.

these construction works are temporary / short term it is satisfied that BPM should
ensure they can be controlled and adverse impact avoided. It therefore recommends
that a CEMP detailing BPM and other mitigation methods for protection to the nearby
receptors be submitted to KCC for approval.

In summary, it is are satisfied that the applicant has demonstrated that the construction
and operation of the HWRC can be carried out without significant adverse effect on the
noise sensitive receptors and that where there is the potential for adverse noise during
construction this can be adequately controlled by use of appropriate planning
conditions.

KCC Air Quality — No objection subject to conditions to secure an operational Dust
Management Plan (DMP) and a site Odour Management Plan (OMP). It is satisfied
that the risk to neighbouring facilities and surrounding sensitive receptors from dust
exposure is low, that any odour impact can be appropriately minimised and that air
quality has been appropriately assessed and that no further assessment is required.

Dust: It advises that earthworks and construction activities at the site have been
assessed to be of low risk, that appropriate mitigation measures have been identified
in accordance with the relevant guidance and that with the implementation of the
proposed measures any residual impacts are likely be not significant. However, it
recommends that further reassurance be provided to neighbours by formalising the
approach to managing the potential impacts of dust generated from site by the
provision of an operational Dust Management Plan (DMP). It states that this DMP
should be treated as a live document, with all proposed mitigation measures contained
within it together with a clear procedure on how complaints should be handled and
investigated, with responsible persons specified in the live document.

Odour: It advises that there is the potential for fugitive odour emissions from vehicles
importing and exporting waste and from the bays on site during the operational phase,
although a significant proportion of the waste likely to be brought in would not be
odorous (given its inert nature). It notes that the potential for odour would be
minimised by managing the length of time waste is on site and by implementing good
on-site house-keeping practices. It also notes that the site would require an
Environmental Permit and that the applicant would need to demonstrate (to the
Environment Agency) that the planned odour containment and mitigation measures
embedded into the design would prevent an unacceptable level of odour beyond the
site boundary. It notes that odour effects are predicted to be “slight adverse” at three
identified receptors but accepts that the site would be regarded as “low risk” in terms of
the Institute of Air Quality Management (IAQM) odour guidance. However, it
recommends the provision of a site Odour Management Plan (OMP) which includes
details of all types of waste to be processed, anticipated volumes of waste, the
proposed mitigation measures and any additional mitigation measure that would be
implemented prior to accepting deliveries. It also recommends that the OMP should
identify any high risk receptors, specify all sources and points of release, include a
procedure for dealing with complaints and contain contact details of those responsible
persons on site.
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56.

57.

Air Quality: It advises that the updated air quality assessment (which includes other
committed development) was undertaken using relevant guidance and utilised air
dispersion modelling which was verified utilising available monitoring data and focused
estimating the potential impact at sensitive receptor locations along roads where there
would be an increase in vehicle movements as a result of the proposals. It states that
a negligible impact is predicted at all but one receptor, which was slight adverse and
located within the existing Air Quality Management Area. However, the results of
modelling estimate that the development related increase in traffic will not result in an
exceedance of NO: at this location. It agrees that the overall magnitude of change at
all receptors will likely be ‘negligible’ and that air quality does not need to be
considered further within this application.

KCC Ecological Advice Service — No objection subject to conditions to secure the
implementation of compensation measures (an Ecological Design Strategy) and to
ensure there is appropriate post-development management for the ecological features
(a Landscape and Ecological Management Plan). It states that the latter is especially
pertinent to the meadow grassland habitat as, to become established and functional, a
specific management regime must be implemented (as alluded to within the submitted
documents) and maintained indefinitely. It also suggests that an informative be
included on any planning permission reminding the applicant of its obligations under
the Wildlife and Countryside Act 1981 (in respect of nesting birds) as there are habitats
on and around the site which provide opportunities for breeding birds (including
woodland which would be lost).

It notes that habitat creation would be enacted where the spoil produced during
construction phase of the development would be deposited to compensate for the loss
of habitat resulting from the development of the HWRC. It advises that although the
revised location of the spoil disposal area would result in the loss of immature
woodland habitat, this is of relatively low ecological value and would be replaced with
new native woodland planting. It also advises that establishment of species-rich
meadow grassland on the remaining part of the spoil disposal area (c.50% of the area)
could be considered a slight positive when compared to the previous location. It also
notes that native woodland planting / species-rich grassland creation would take place
around the HWRC development footprint.

KCC Flood and Water Management (SuDS) — No objection subject to the following
conditions:

1. Development shall not begin in any phase until a detailed sustainable surface
water drainage scheme for the site has been submitted to (and approved in
writing by) KCC. The detailed drainage scheme shall be based upon the
Drainage Assessment report (v1.3 March 2020) by Weetwood and shall
demonstrate that the surface water generated by this development (for all rainfall
durations and intensities up to and including the climate change adjusted critical
100 year storm) can be accommodated and disposed of without increase to flood
risk on or off-site. The drainage scheme shall also demonstrate (with reference
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58.

to published guidance):

(@) that silt and pollutants resulting from the site use can be adequately
managed to ensure there is no pollution risk to receiving waters; and

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

The drainage scheme shall be implemented in accordance with the approved

details.

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

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

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

It advises that it is happy with the revised drainage strategy layout and location of the
separator, noting that it is proposed to discharge into the public sewer at Greenfield
runoff rate, that the drainage design calculation has used a high FSR value as
recommended in KCC planning policy and that a full retention separator to treat
surface runoff from the site is proposed.

Southern Water — No objection subject to the following conditions:

The applicant should ensure that the Trade Effluent discharge licence has been
obtained, before the connection to the public sewerage network can be
approved.
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59.

2. Construction of the development shall not commence until details of the
proposed means of foul and surface water sewerage disposal have been
submitted to, and approved in writing by, the Local Planning Authority in
consultation with Southern Water.

It has also advised that it requires a formal application for a connection to the public
foul and surface water sewer to be made by the applicant or developer and requested
the imposition of a detailed informative relating to this.

KCC Waste Management — Supports the application as there is a need for a new
HWRC to serve the north Tonbridge and Malling Borough Council and west Maidstone
areas and as the proposed site would meet the requirements of the Waste Disposal
Authority (WDA).

It advises that the WDA has a statutory duty to seek provision for dealing with
domestic waste arisings in Kent; that KCC provides HWRCs in accordance with the
Environmental Protection Act 1990 (EPA); that KCC currently operates a network of 18
HWRCs providing facilities for re-use, recycling and safe disposal, for a range of
material streams delivered by Kent residents; and that KCC’'s Kent Waste Disposal
Strategy (which was endorsed by Members in July 2017) set out the current position,
identified the future pressures and outlined how we will maintain a sustainable waste
management service given existing demands and those forecast by additional housing
and population growth. It states that the Strategy identified several capacity issues at
the HWRC sites in West Kent (both now and in the near future). In particular, the
HWRC serving Maidstone at Tovil was noted to have a large population catchment
and predicted to be over tonnage capacity by 2025.

It states that in reality the Tovil HWRC has already reached its practical capacity, with
complaints of frequent queuing traffic hindering the punctuality of public transport, and
that although measures to improve the efficiency of the site have been implemented
over the past few years there are now no practicable options to make further
improvements. It also states that the capacity issues associated with the large
population catchment of the Tovil HWRC are compounded by the fact that the
Tonbridge & Malling Borough Council (TMBC) area (which borders Maidstone to the
west) is the only Kent District not to have a HWRC. It further states that there is
currently an agreement for Kent residents to use the Medway Council facility at
Cuxton. However, due to high demand there is frequent traffic queuing on Sundridge
Hill, Cuxton. It states that this, together with increased demand from residents in the
north of the TMBC District and West Maidstone area (which currently utilise the Cuxton
HWRC), is likely to increase resulting in greater pressure on the Tovil HWRC and
those HWRCs slightly further afield (e.g. North Farm and Pepperhill). It further states
that the Pepperhill HWRC is already at capacity and that the North Farm HWRC is
predicted to be at capacity by 2025.

It also advises that the site specifications for the new HWRC tender process were that
it should be:
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on land suitable in planning and environmental permitting terms, between 1 and
5 hectares in size and ideally with an existing waste or industrial use (to assist in
achieving a tight delivery time);

easily assessible from the primary road network (in order to ensure it could
operate efficiently with minimal impact upon the surrounding area, be easily
accessible to the public and enable HGVs to access the site and take separated
waste streams to their final disposal points); and

within the administrative area of Kent and within or close to the primary search
area...., defined as “to the west of the Maidstone Town Centre and the town of
West Malling but contained within the proximity or locality of the M20 / A20
corridor”.

60. South East Water — No response received.

61. UK Power Networks — No response received.

Representations

62. The application was publicised by site notice and newspaper advertisement and the
occupiers of all properties on the 20/20 Business Park, the Poppyfields Public House
and the Police Operations Centre were notified in January 2020. The application was
publicised by a further site notice and newspaper advertisement and all those who had
previously submitted representations were notified in April 2020 following the receipt of
additional information and an amendment to the site boundary.

63. Twenty nine (29) representations were received (including one from Helen Grant MP)
prior to April 2020. Of these, twenty seven (27) object and two (2) offer qualified
support.

64. The objections relate to:

Highways and transportation:
o Highway safety;

o Inadequate, damaged and poorly maintained roads and pavements;

o Traffic generation;

o Traffic congestion;

o HGVs parking on Laverstoke Road and queuing onto St Laurence
Avenue whilst waiting to enter the Allington IWMF at peak times
obstructs others using the 20/20 Business Park;

Air quality:

o Large numbers of queuing cars;
Odour:

o Impact on adjoining businesses and people;
Pollution:

o Including litter and debris;
Vermin / scavenging birds;
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e Flies:
o Particularly in warm summer months;
e Noise:

65.

66.

67

o Impact on nearby residents (existing and proposed) from site operations
and associated traffic;
o Hours of use are antisocial (07:00 to 20:00 hours each day);
o Flawed noise assessment;
Quiality of life;
Adverse health impacts;
Proximity to housing; and
Cumulative impact.

Helen Grant MP states that she is opposing the application in its current form in the
strongest possible terms due to the overwhelming views of her constituents and asks
that her comments be considered when the application is determined. She
summarises her objections as:

e “The application, and intention of the plant owners, is to operate the site from
0700-2000 hours every day. These times are highly antisocial considering the
amount of housing that this would affect if this site was to be given the go-
ahead:;

e The site can hold 100 cars queuing at any one time. Pollution from vehicle
emissions alone would be detrimental to the local environment;

e The number of vehicle bays to deposit waste has now increased — It was 28
bays, but is now 25 on the upper level, with a further 10 on the lower level;

e A noise impact assessment has been completed. However, residents do not
agree with the conclusion that there will be no impact to local residents;

e With the application for 840 houses behind the Police building at Coldharbour
being granted by Tonbridge & Malling Council recently, there are concerns
regarding the ability for the area to now cope with the increased traffic leading
to further gridlock in this part of Maidstone.

e It is understood that no other applications have been submitted for a similar
waste recycling plant.”

A number of the objections include concerns about the existing Allington IWMF, the
DCO / NSIP proposals to increase the capacity of that facility or energy from waste
(“incineration”) more broadly rather than the proposed HWRC itself. Others have
referred to the impact of other development on the area (including housing). Several
have also raised objection on non-planning grounds (i.e. impact on house prices).

The qualified support received (which is subject to traffic considerations being properly
addressed) relates to:

e The need for a facility in the area.
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One (1) further representation was received in response to the April 2020 natification.
This was from a nearby business which had commented previously and which raised
further concerns about queuing on Laverstoke Road.

In addition, and whilst | have not received a copy, | am aware of a petition made on
www.Change.org objecting to the development which states:

“FCC Environment (The owners of the Incinerator at Allington) are seeking planning
permission to expand their site to incorporate a Household Waste Recycling Centre
(HWRC). It is believed that this site is too close to the residential areas in Allington
and Aylesford. It is also believed that the location of the new HWRC would affect the
surrounding areas with congestion due to the higher footfall onto the 20/20 Business
Estate.

We, the undersigned, are concerned residents who wish Kent County Council Planner
to reconsider the area in which they place this open air HWRC away from residential
areas, and in an area which can cope with the increased traffic volume.

This issue has already received support from Helen Grant, the conservative MP for
Maidstone and the Weald, and also her colleague Tracey Crouch from Chatham and
Aylesford.

Please read the below article for further information on the paper petition, which
currently sits with 150 signatures from the Orchards development alone.

https://www.kentonline.co.uk/maidstone/news/locals-fight-incinerator-expansion-
215108/.”

At the time of writing this report, the petition had 376 signatures.

Local Member

70. County Council Member Peter Homewood (Malling North East) was notified in January
and again in April 2020. Rob Bird and Dan Daley (Maidstone Central) were also
notified as adjoining Members.

71. No comments have been received from the Local Members at the time of writing this
report.

Discussion

72. The application is being reported to KCC’s Planning Applications Committee for
determination as planning objections have been received from many of those who
have submitted representations.

73. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that

planning applications are determined in accordance with the development plan unless
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material considerations indicate otherwise. In the context of this application, the
development plan policies outlined in paragraphs 38 to 42 above are of most
relevance. Material planning considerations include the national planning policies
referred to in paragraph 37 and the draft development plan policies in paragraphs 43
and 44.

The main issues that require consideration are as follows:

The principle of the development (including need and location);
Highways and transportation;

Noise;

Air quality;

Landscape and visual impact;

Water environment; and

Ecology.

These issues are addressed in the following sections, together with other issues that
have been raised or require consideration.

The principle of the development (including need and location)

Paragraphs 7 to 14 of the NPPF sets out national policy on achieving sustainable
development, including the three overarching objectives (economic, social and
environmental) which are interdependent and need to be pursued in mutually
supportive ways. The presumption in favour of sustainable development means
approving development proposals that accord with an up-to-date development plan
without delay. Paragraph 182 requires planning decisions to ensure new development
can integrate with existing business and community facilities, that existing businesses
and facilities should not have unreasonable restrictions placed on them as a result of
development permitted after they were established and that where there are significant
adverse effects the applicant (or “agent of change”) should be required to provide
suitable mitigation before the development has been completed. Paragraph 183
states that the focus of planning policies and decisions should be on whether proposed
development is an acceptable use of land, rather than the control of processes or
emissions (where these are subject to separate pollution control regimes), and that
planning decisions should assume that these regimes will operate effectively.

Paragraph 1 of the NPPW states that positive planning plays a pivotal role in delivering
the country’s waste ambitions through: delivery of sustainable development and
resource efficiency, including provision of modern infrastructure, local employment
opportunities and wider climate change benefits, by driving waste management up the
waste hierarchy; ensuring that waste management is considered alongside other
spatial planning concerns, such as housing and transport, recognising the positive
contribution that waste management can make to the development of sustainable
communities; providing a framework in which communities and businesses are
engaged with and take more responsibility for their own waste, including by enabling
waste to be disposed of in line with the proximity principle; and helping to secure the
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re-use, recovery or disposal of waste without endangering human health and without
harming the environment, amongst other matters. Paragraph 4 states that waste
planning authorities (WPAS) should identify sites and / or areas for new or enhanced
waste management facilities in appropriate locations (including industrial sites, looking
for opportunities to co-locate waste facilities together and with complementary
activities, and on previously developed land or land identified for employment uses).
Paragraph 5 states that WPAs should assess the suitability of sites for new or
enhanced waste management facilities against criteria including physical and
environmental constraints on development (including existing and proposed
neighbouring uses) having regard to a range of factors (e.g. water quality, land
instability, landscape and visual impact, nature conservation, traffic and access, air
emissions including dust, odour, vermin and birds, noise, light, litter and potential land
use conflict), the capacity of existing and potential transport infrastructure to support
the sustainable movement of waste and the cumulative impact of existing and
proposed waste disposal facilities on the well-being of the local community (including
any significant adverse impacts on environmental quality). Paragraph 7 states that in
determining applications WPAs should only expect applicants to demonstrate the
guantitative or market need for new or enhanced waste management facilities where
proposals are not consistent with an up-to-date Local Plan and that in such cases they
should consider the extent to which the capacity of existing operational facilities would
satisfy any identified need.

Policies CSW1 and CSW2 of the Kent Minerals and Waste Local Plan (Kent MWLP)
reflect the national requirements on sustainable waste development, including driving
waste management up the waste hierarchy. Policy CSW4 states that the strategy for
waste management capacity in Kent is to provide sufficient waste management
capacity to manage at least the equivalent of the waste arising in Kent plus some
residual non-hazardous waste from London. As a minimum it is to achieve the targets
for recycling and composting, reuse and landfill diversion identified in the Kent Joint
Municipal Waste Management Strategy (as amended). Paragraph 6.6.1 states that
HWRCs play an important role in meeting waste recovery and landfill diversion targets,
that the intention for the Plan period is to ensure facilities are provided to meet local
population needs accounting for economic and projected housing growth and that
during the lifetime of the Plan, there is an intention to rationalise facilities. It also
states that proposals for HWRCs will be considered against Policy CSW6 and relevant
development management policies. Policy CSW6 had assumed that sites would be
identified in a Waste Sites Plan to meet the need identified in Policy CSW7 and
indicates that planning permission will be granted for uses identified as appropriate to
such sites providing the proposals meet a number of criteria. However, it also provides
support for additional capacity within or adjacent to an existing waste management use
where this is demonstrated to be needed, where waste would be dealt with further up
the hierarchy, or where it is replacing capacity lost at existing sites providing these
meet the relevant criteria, where there is no adverse impact on the environment and
communities and where such uses are compatible with the development plan. It also
specifically referred to locations which would be acceptable. These included land
within or adjacent to an existing waste management use and within existing industrial
estates. Draft Policy CSW6 of the Early Partial Review of the Kent MWLP removes all
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reference to a Waste Sites Plan and, instead, provides a criteria based policy against
which all waste proposals will be assessed. The locational criteria remain the same as
those in the adopted version.

Saved Policy W7 of the Kent Waste Local Plan (WLP) identifies the Allington IWMF
site as a suitable location in principle for proposals to prepare category A waste (e.g.
soil, brick and rubble) for re-use for the life of Allington Quarry. Since the quarry has
been restored and re-developed, this is no longer of direct relevance. Land at the
eastern end of the 20/20 Business Park (i.e. the Hanson Depot) is identified both as a
suitable location in principle for permanent proposals to prepare category A waste for
re-use (saved Policy W7) and as a suitable location in principle for waste separation
and transfer by virtue of saved Policy W9.

KCC has identified a need for a new HWRC to serve the Maidstone and Tonbridge
and Malling areas due to existing and future capacity issues at the Tovil HWRC, the
absence of a HWRC in Tonbridge and Malling and as the use of the Cuxton HWRC (in
Medway) is only available to Kent residents under a short term agreement between the
two Councils. It is also actively seeking the procurement of a new HWRC for the west
Maidstone area and has issued a series of tender documents to interested parties. In
responding to the current application (see paragraph 59), KCC Waste Management
has advised that the proposed site is well located to meet the requirements of the
Waste Disposal Authority (WDA). The proposed HWRC would make an important
contribution to help meet recycling, recovery and disposal targets by driving waste up
the waste hierarchy through the re-use of materials and the separation of materials for
recycling and the additional HWRC capacity would also assist in meeting current and
projected population and housing growth in Kent. For these reasons, | am satisfied
that there is a need for the proposed development and that it can be viewed favourably
in the context of the waste hierarchy such that it accords with the objectives of Policies
CSW1, CSW2 and CSW4 of the adopted Kent MWLP and draft Policies CSW4 and
CSW6 of the Early Partial Review of the Kent MWLP.

The proposed HWRC lies within the defined settlement boundary, is allocated for
employment use in the adopted and emerging Tonbridge and Malling Local Plans and
is safeguarded for waste management use by Policy CSW16 of the Kent MWLP by
virtue of being part of the Allington IWMF site. It is therefore consistent with the
locational land use criteria set out in the NPPW, Policy CSW6 of the adopted Kent
MWLP and draft Policy CSW6 of the Early Partial Review of the Kent MWLP.

Highways and transportation

Paragraph 108 of the NPPF states that in assessing applications, it should be ensured
that safe and suitable access to the site can be achieved for all users and that any
significant impacts from the development on the transport network (in terms of capacity
or congestion) or any highway safety can be cost effectively mitigated to an acceptable
degree. Paragraph 109 states that development should only be prevented or refused
on highway grounds if there would be an unacceptable impact on highway safety or
the residual cumulative impacts on the road network would be severe. Paragraph 7 of
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the NPPW states that when determining waste planning applications WPAs should
consider the likely impact on the local environment and on amenity against various
locational criteria. These include the suitability of the road network and the extent to
which access would require reliance on local roads.

Policy DM11 of the Kent MWLP states that waste development will be permitted if it
can be demonstrated that it is unlikely to generate unacceptable adverse impacts from
traffic. Policy DM13 states that waste development will be required to demonstrate
that emissions associated with road transport movements are minimised as far as
practicable and by preference being given to non-road modes of transport. Where
development requires road transport, it states that proposals will be required to
demonstrate that: (1) the proposed access arrangements are safe and appropriate to
the scale and nature of movements associated with the proposed development such
that the impact of traffic generated is not detrimental to road safety; and (2) the
highway network is able to accommodate the traffic flows that would be generated, as
demonstrated through a transport assessment, and the impact of traffic generated
does not have an unacceptable adverse impact on the environment or local
community. Policy DM15 states that development will be granted planning permission
where it would not give rise to unacceptable impacts on road transport or where these
impacts are mitigated. Policy DM17 indicates that traffic management measures will
be secured where appropriate (by planning obligation) where such objectives cannot
be achieved by planning conditions. Draft Policy CSW6 of the Kent MWLP Early
Partial Review states that planning permission will be granted for proposals that are
well located in relation to Kent's Key Arterial Routes, avoiding proposals which would
give rise to significant numbers of lorry movements through villages or on
unacceptable stretches of road.

Policy CP2 of the TMBC LDF Core Strategy states that new development that is likely
to generate a significant number of trips should (amongst other things) be compatible
with the character and capacity of the highway network in terms of the volume and
nature of traffic generated. Policy SQ8 of the TMBC LDF Managing Development and
the Environment (MDE) DPD states that development should only be permitted if it is
demonstrated that the necessary transport infrastructure is in place (or can be
provided), that there would be no significant harm to highway safety and that traffic can
be adequately served by the highway network.

Tonbridge and Malling Borough Council (TMBC) has raised concerns about potential
traffic generation from the HWRC and stated that KCC should be satisfied that the
traffic generation is fully assessed against the VISUM modelling undertaken in support
of the emerging growth strategy for the Borough contained within the draft Tonbridge
and Malling Local Plan.

Aylesford Parish Council (PC) believes that the application cannot be considered in
isolation from all the other proposed development in the area (including the expansion
of the existing Allington IWMF and residential development) and that the A20 near the
site would be unable to cope with the significant increase in traffic movements arising
from all of these developments (even with the proposed new Coldharbour roundabout).
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It proposes that the HWRC application should not be determined until the position
regarding all of the other developments is known and the highway improvements have
been completed on the A20 in order that to ensure a more accurate determination of
traffic movements. It states that if it is decided to not wait until the position regarding
all the above development is known, it would object on the grounds that the HWRC
would lead to significant additional traffic movements on an already over capacity A20
(in whatever direction the traffic takes as it accesses the A20). It would also object on
the grounds that the development would make the already poor air quality in the area
even worse (affecting quite significantly the existing Aylesford and Maidstone A20
AQMAS).

Objections relating to highways and transportation have been received from the
majority of those who have made representations. The objections refer to concerns
about highway safety, inadequate, damaged and poorly maintained roads and
pavements, traffic generation (including cumulative impact), traffic congestion and
HGVs parking on Laverstoke Road and queuing onto St Laurence Avenue whilst
waiting to enter the Allington IWMF at peak times obstructs others using the 20/20
Business Park.

KCC Highways and Transportation has no objection subject to the imposition of a
number of conditions if permission is granted. These relate to both the development
and operational phases. It has provided a detailed response to the application and
commented on the issues and concerns that have been raised. A summary of its
response (including those matters it advises should be secured by condition) is set out
in paragraph 49.

Highways England has no objection and is content that the proposed development
would not materially impact the reliability, operation or safety of the Strategic Road
Network (SRN), including the safe and efficient operation of the M20 Junction 5.

It is clear from the representations that have been received that the key issue for the
vast majority of respondents is the potential impact of traffic associated with the
proposed HWRC in terms of highway capacity, congestion and safety and the ability or
otherwise of the HWRC to operate without significantly adversely affecting adjoining
businesses and local residents (e.g. in terms of queuing on Laverstoke Road and air
quality). The responses from TMBC and Aylesford PC relate entirely to these issues.

Following detailed consideration of the proposals and the applicant’'s transport
assessment and subsequent highways technical note, KCC Highways and
Transportation has advised that the HWRC would not give rise to an unacceptable
impact on highway safety and that the road network can accommodate the additional
traffic that would be generated (having regard to committed development and the
improvements to the Coldharbour Lane roundabout). It has not raised concern about
the condition of roads and pavements nor sought any improvements.

The potential highways and transportation impact of the proposed development has
been assessed in light of all existing development and “committed development” (i.e.
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all land with current planning permission or allocated in adopted development plans for
development) and the implementation of the new Coldharbour Lane roundabout.
Whilst this does not include all of the proposed allocations in the emerging TMBC
Local Plan nor the emerging proposals for a 4™ line at the Allington IWMF, | am
satisfied that this is appropriate and properly addresses the potential cumulative
impact of the HWRC. TMBC'’s suggestion that the assessment of the current HWRC
application should additionally take account of its emerging growth strategy and all
draft allocations in its emerging Local Plan (i.e. by use of the VISUM modelling referred
to which relates to the period to 2031) is not reasonable and is not necessary to meet
the relevant tests in paragraph 109 of the NPPF. Similarly, it is not appropriate to have
regard to the emerging proposals for a 4" line. If planning permission is granted for
the HWRC, it will be for TMBC and the Secretary of State respectively to have regard
to traffic associated with these currently uncommitted developments and any traffic
associated with the HWRC.

It is clear (and accepted by the applicant and operator of the Allington IWMF) that
HGVs parking on Laverstoke Road and queuing onto St Laurence Avenue whilst
waiting to enter the Allington IWMF at peak times have occasionally obstructed others
using the 20/20 Business Park. The applicant has sought to explain this by saying it
has occurred during periods of higher demand (such as during the post-Christmas
period). However, it does not accept that this is typical of traffic conditions on
Laverstoke Road. The applicant states that queuing on Laverstoke Road can occur for
a number of contributory reasons: too many vehicles arriving over a short time period,;
vehicles arriving early; inefficient parking; temporary drivers; deliveries exceed
processing capacity; failure of equipment; and obstruction of delivery vehicles. The
following table sets out further detail on these together with the mitigation measures
the applicant proposed to address them.

Reason | Reason for Queuing Mitigation Measure

1 Too many vehicles arriving over a short FCC has been meeting with its
time period: This can occur during the customers to discuss adopting
post- Christmas period when waste a strategy whereby deliveries
transfer stations (WTS) have higher than are made according to
normal stock levels. The operators of predesignated timeslots, so the
WTS tackle their high stock levels by waste is delivered gradually,
renting additional vehicles which can thereby avoiding any sudden

arrive in conjunction with “normal” delivery | peaks in HGV movements.
vehicles which results in an abnormal
volume of vehicles at the EfW facility.

2 Vehicles Arriving Early: Site related To mitigate against this
HGVs arrive at the site before it opens at | problem, FCC record HGV
7am and wait on Laverstoke Road until registration numbers and will
the gates open. continue to contact the relevant

operator and request that their
drivers do not arrive before the
facility opens.
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Inefficient Parking: Drivers waiting to
enter the facility can park inefficiently in
single file by leaving larger gaps that
needed between vehicles. This means
that if a queue forms, it requires high
amount of carriageway space on
Laverstoke Road which can obstruct the
passage of drivers accessing the wider
20/20 site.

FCC will modify its traffic
management plan to ensure
that the vehicles queue in two
lanes and will allocate a
member of staff to act as a
banksman to monitor and
manage drivers during busy
periods.

Temporary Drivers: Drivers/vehicles who
regularly delivery to the site usually takes
around 4 minutes to have their paperwork
checked and to be weighed. A new or
temporary driver / vehicle will take around
30 minutes per vehicle during the first
delivery. This is particularly problematic
first thing in the morning as this is when
the facility experiences the highest
volumes of new drivers which can result in
vehicles queuing to get onto the site.

New drivers will be directed
onto the bypass lane. FCC has
discussed the issue with its
operators and when
implementing the delivery slot
system, new drivers will be
identified in advance and a
strategy will be implemented to
ensure that new
drivers/vehicles will not arrive
simultaneously.

Deliveries Exceed Processing Capacity:
More waste is delivered than the EfW
facility can process. This may occur if the
treatment plant breaks down unexpectedly
and the stock level is high.

FCC will review its stock levels
on a daily basis and will
manage the volume of waste
being brought to the site to
ensure that the levels of stock
on site remain within
manageable thresholds.

Failure of Equipment: If the equipment
breaks down in the reception hall then the
facility cannot process material.

FCC will notify its customers of
likely delays and it will re-direct
waste to other facilities or wait
for the equipment to return to
service before transferring
waste to the Allington site.

Obstruction of Delivery Vehicles: A
vehicle stops on the carriageway for an
unknown reason, (e.g. breakdown,
parking to do paperwork or stopping
overnight) resulting in an obstruction for
following vehicles.

When the facility is busy, FCC
will open the site early and
encourage HGV drivers to
enter the site instead of waiting
on the public highway. With
respect to an incidence of a
broken down vehicle, FCC
can’t control this and vehicles
which may not always be
related to the EfW.

93. Further problems relating to queuing on Laverstoke Road have occurred on at least
two occasions since the post-Christmas period. It is understood that one resulted from
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a fire in the tipping hall which led to the weighbridge being closed and the other from
an exceptional number of HGVs arriving at the same time. The applicant has advised
that it is still in the process of integrating the above mitigation measures within its
contractual arrangements and that it is confident that this will minimise the potential for
future problems. A particular measure it is seeking to agree with KCC, is for
articulated HGV deliveries from waste transfer stations or HWRCs to be managed to
avoid simultaneous arrivals.

The applicant does not accept that the HWRC would exacerbate the problems with
queuing on Laverstoke Road if the above mitigation measures are implemented. KCC
Highways and Transportation has advised that it considers the proposed mitigation
measures to be acceptable. | am satisfied that the proposed mitigation measures
could be secured by condition (since they effectively relate to operations undertaken
by the applicant / owner) and that this condition could additionally include provision for
annual reviews of the mitigation and amended measures being agreed with KCC as
necessary.

The applicant forecasts that the maximum number of vehicles at the HWRC at any one
time would be 59 on weekdays and 65 on weekends. Since the HWRC would contain
enough stacking capacity for over 100 cars (i.e. based on each vehicle requiring 6m
and three internal queuing lanes with a combined length of over 600m) | am satisfied
that vehicles using the HWRC would not queue back onto Laverstoke Road.

The HWRC would, by its very nature, generate traffic movements as householders
drive to the site to deposit waste and recyclable materials. However, the location of
the proposed HWRC in relation to its intended catchment and its proximity to the
Allington IWMF can be regarded as positive in terms of seeking to minimise road
miles. The disposal of spoil on site (as opposed to transporting it elsewhere by road)
can also be regarded as positive in terms of minimising road miles and impact on the
highway. The site would also be accessible by pedestrians, bicycle and public
transport. KCC Highways and Transportation has advised that the proposed access
arrangement onto Laverstoke Road is acceptable and can be addressed in further as
necessary at the detailed design / S278 stage if permission is granted. It has also
advised that the proposed pedestrian access arrangements are acceptable. It has not
sought any new traffic management measures as part of the development.

Potential air quality impacts arising from traffic associated with the proposed HWRC
are addressed separately in the Air quality section below.

Subject to the imposition of conditions to secure the matters requested by KCC
Highways and Transportation and the imposition of a condition to secure the mitigation
measures to minimise the risk of HGVs queuing on Laverstoke Road to enter the
Allington IWMF (with provision for annual reviews and amended measures being
agreed with KCC as necessary), | must conclude that the proposed development
would not have an unacceptable impact on highway safety, that the residual
cumulative impacts on the road network would not be severe and that planning
permission should not be withheld on the basis of paragraphs 108 and 109 of the
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NPPF. Subject to the environmental impacts of traffic associated with the proposed
HWRC being acceptable (e.g. air quality), | must also conclude that the proposed
development accords with Policies DM11, DM13, DM15 and DM17 of the Kent MWLP,
Policy CP2 of the TMBC LDF Core Strategy and Policy SQ8 of the TMBC LDF MDE
DPD. The proposed development can also be viewed favourably in terms of Draft
Policy CSW6 of the Kent MWLP Early Partial Review as it is well located in relation to
Kent's Key Arterial Routes and would not give rise to significant numbers of lorry
movements through villages or on unacceptable stretches of road.

Noise

Paragraph 170 of the NPPF states that planning decisions should contribute to and
enhance the natural and local environment by preventing new development from
contributing to unacceptable levels of noise pollution. Paragraph 180 states that
planning decisions should ensure that new development is appropriate for its location
taking into account the likely effects of pollution on the natural environment and that in
doing so they should mitigate and reduce to a minimum potential adverse impacts
resulting from noise, avoid noise giving rise to significant adverse impacts on health
and the quality of life and protect tranquil areas. Paragraph 7 of the NPPW states that
when determining waste planning applications WPAs should consider the likely impact
on the local environment and on amenity against various locational criteria and other
matters. These include potential noise pollution and impact on sensitive receptors
(linked to proximity). The NPPW states the operation of large waste management
facilities can produce noise affecting both the inside and outside of buildings (including
noise and vibration from goods vehicle traffic movements to and from a site) and that
intermittent and sustained operating noise may be a problem if not properly managed
(particularly if night-time working is involved).

Policy DM11 of the Kent MWLP states that waste development will be permitted if it
can be demonstrated that it is unlikely to generate unacceptable adverse impacts from
noise. It further states that proposals will also be required to ensure that there is no
unacceptable adverse impact on the use of other land for other purposes. Draft Policy
CSW6 of the Kent MWLP Early Partial Review requires waste development that avoids
sites on or in proximity to land where alternative development exists / has planning
permission for alternate uses that may prove to be incompatible with the proposed
waste management uses on the site.

Policy CP1 of the TMBC LDF Core Strategy states that the need for development will
be balanced against the need to protect and enhance the natural environment and that
residential amenity will be preserved and, where possible, enhanced. Draft Policy
LP21 of the emerging TMBC Local Plan states that development will only be permitted
if it can be demonstrated that it is located, designed and controlled to minimise the
impact of noise on neighbouring properties and the prevailing acoustic environment.

Although no objections have been received from consultees in respect of noise impact,

a number of those making representations have done so. The objections relate to the
potential impact on nearby residents (existing and proposed) from site operations and
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associated traffic and the extent of the proposed hours of use (i.e. 07:00 to 20:00
hours each day), as well as any resultant impacts on quality of life and health. It has
also been suggested that the applicant’s noise assessment is flawed.

KCC’s Noise Consultant has no objection subject to a condition to secure a
Construction Environment Management Plan (CEMP) detailing Best Practical Means
(BMP) and other mitigation methods to protect nearby receptors during the
construction phase. It is satisfied that the HWRC can operate without adverse effect
on any noise sensitive receptors. A summary of its response is set out in paragraph
54. Importantly, it advises that potential noise impact has been satisfactorily
addressed and that the applicant’'s noise assessment is robust. It has not suggested
that the proposed hours of use are unacceptable.

The Environment Agency has no objection subject to a number of conditions (relating
to potential ground contamination). A summary of its response is set out in paragraph
50. Amongst other things it advises that the HWRC would be subject to an
Environmental Permit which would require measures to control noise emissions (to
minimise impacts on the amenity of adjacent properties, including businesses).

The applicant proposes that the HWRC be permitted to be open to the public between
07:00 and 20:00 hours weekdays, weekends and on Bank Holidays (but closed on
Christmas Day, Boxing Day and New Year’'s Day), with actual opening hours (within
these) dependent on contractual arrangements with KCC Waste Management. It also
proposes that site maintenance / cleaning and other operational activities be allowed
during the 30 minutes before the site opens and 30 minutes after the site has closed to
the public (i.e. 06:30 to 07:00 and 20:00 to 20:30 hours). It states that having staff on
site prior to the official opening time would also assist with traffic management and
enable members of the public arriving in advance of the opening time to wait within the
confines of the site, rather than queuing on the public highway. It proposes that
construction of the HWRC would generally take place between 07:00 and 18:00 on
weekdays and Saturdays, although it has indicated that additional flexibility may be
required for key elements which would be included in a Construction Environmental
Management Plan (CEMP) secured by condition.

The potential noise impact of the proposed development has been assessed having
regard to the proposed hours of operation and found to be acceptable. Whilst
concerns have been raised about potential impact on nearby residents (existing and
proposed) from site operations and associated traffic, it is important to note that the
proposed HWRC lies no closer than 230m from the nearest residential properties (at
the Orchard) and is separated from it by the main railway line, St Laurence Avenue,
land forming part of the Allington IWMF and woodland / vegetation. No committed
residential development would lie closer to the site (most is significantly further away).
Vehicles arriving at or leaving the site would do so via St Laurence Avenue and the
A20. The only residential accommodation between the site and the A20 is that
associated with the manager of the Poppy Fields Public House. Noise from the
construction phase (including works associated with the disposal of spoil arising from
the project on land to the southwest of the Allington IWMF and north of St Lawrence

Page 45 C1.39



Item C1

Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

107.

108.

109.

Avenue) has been included in the assessment and also found to be acceptable (e.g. in
terms of potential impact on the managers accommodation at the Poppy Fields Public
House. As noted above, the Environmental Permit would also require measures to
control noise emissions and minimise impacts adjacent properties (including
businesses).

Given the advice from KCC’s Noise Consultant, | am satisfied that it would be
appropriate to allow the proposed operational hours and allow for the actual opening
hours (within these) to be determined based on the needs of KCC Waste Management
which would be secured through contractual arrangements. | am also satisfied that
allowing a 30 minute period prior to and after the proposed public opening hours would
be appropriate and not give rise to any significant adverse impact. The proposed
hours for construction operations are also appropriate. However, | accept that there
may be good reason why some operations could reasonably or may need to be
undertaken outside these hours. | would not expect these additional operations to
include earth moving but am content that additional flexibility could be provided in the
proposed CEMP (which would need to be approved by KCC). Given that the proposed
development is acceptable in noise terms, | am also satisfied that the proposed
development would not adversely affect quality of life and health in any significant way.

Subject to the imposition of conditions to secure the proposed hours of use and a
CEMP, | must conclude that the proposed development would not give rise to
unacceptable levels of noise pollution, is appropriate for its location having regard to
potential noise impact and that planning permission should not be withheld on the
basis of paragraphs 170 and 180 of the NPPF. | must also conclude that the proposed
development accords with Policy DM11 of the Kent MWLP and Policy CP1 of the
TMBC LDF Core Strategy in terms of noise impact. The proposed development can
also be viewed favourably in terms of draft Policy CSW6 of the Kent MWLP Early
Partial Review and draft Policy LP21 of the emerging TMBC Local Plan.

Air quality

Paragraph 170 of the NPPF states that planning decisions should contribute to and
enhance the natural and local environment by preventing new development from
contributing to unacceptable levels of air pollution and that development should
wherever possible help to improve local environmental conditions such as air quality.
Paragraph 180 states that planning decisions should ensure that new development is
appropriate for its location taking into account the likely effects (including cumulative
effects) of pollution on health, living conditions and the natural environment, as well as
the potential sensitivity of the site or the wider area to impacts that could arise from the
development. Paragraph 181 states planning decisions should sustain and contribute
towards compliance with relevant limit values or national objectives for pollutants,
taking account of the presence of Air Quality Management Areas (AQMAS).
Paragraph 183 states that the focus of planning decisions should be on whether the
proposed development is an acceptable use of land, rather than the control of
processes or emissions (where these are subject to separate pollution control regimes)
and that planning decisions should assume that these regimes will operate effectively.

Page 46 C1.40



Item C1

Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

110.

111.

Paragraph 7 of the NPPW states that when determining waste planning applications
WPAs should consider the likely impact on the local environment and on amenity
against various locational criteria and other matters. These include the proximity of
sensitive ecological and human receptors and the extent to which adverse emissions
(including odour) can be controlled using appropriate and well-maintained and
managed equipment and vehicles.

Policy DM11 of the Kent MWLP states waste development will be permitted if it can be
demonstrated that it is unlikely to generate unacceptable adverse impacts from dust,
odour, emissions bioaerosols or exposure to health risks and associated damage to
the qualities of life and wellbeing to communities and the environment. It states that
this may include production of an air quality assessment of the impact of the proposed
development and its associated traffic movements and necessary mitigation measures
required through planning condition and / or planning obligation. It further states that
proposals will also be required to ensure that there is no unacceptable adverse impact
on the use of other land for other purposes. Policy DM12 states that permission will be
granted for waste development where it does not result in an unacceptable adverse,
cumulative impact on the amenity of a local community. Policy DM13 states that
development should demonstrate that emissions associated with road transport
movements are minimised as far as practicable, including by emission controls and
reduction measures (e.g. the use of low emission vehicles and vehicle scheduling to
avoid movements in peak hours). Draft Policy CSW6 of the Kent MWLP Early Partial
Review requires waste development that avoids sites on or in proximity to land where
alternative development exists / has planning permission for alternate uses that may
prove to be incompatible with the proposed waste management uses on the site and
does not give rise to significant adverse impacts on AQMAs. In respect of
development which may give rise to bioaerosols (such as composting) it states that
facilities should be located at least 250m from any potentially sensitive receptors.

Policy CP1 of the TMBC LDF Core Strategy states that the need for development will
be balanced against the need to protect and enhance the natural environment and that
residential amenity will be preserved and, where possible, enhanced. Policy CP24
states that all development should be well designed and of high quality, respecting the
site and surroundings. It also states that development which by virtue of its design
would be detrimental to amenity will not be permitted. Policy SQ4 of the TMBC LDF
MDE DPD states that development will only be permitted where the proposed use
does not result in a significant deterioration of the air quality of the area (either
individually or cumulatively with other proposals or existing uses in the vicinity), would
not result in the circumstances that would lead to the creation of a new AQMA and
there is no impact on the air quality of designated sites of nature conservation interest
or appropriate mitigation is proposed to alleviate any such impact. Draft Policy LP20
of the emerging TMBC Local Plan states that development (either individually or
cumulatively with other proposals or existing uses in the vicinity) that could directly
or indirectly result in material additional air pollutants and a significant worsening of
levels of air quality within the area surrounding the development site will not be
permitted unless evidenced, specifically identified and detailed measures to offset
or mitigate those impacts are introduced as part of the proposal.
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In the event that KCC determines the HWRC application prior to the availability of an
accurate determination of traffic movements associated with all proposed development
in the area and the completion of highway improvements on the A20, Aylesford PC
objects on the grounds that the development would make the already poor air quality
in the area even worse (affecting quite significantly the existing Aylesford and
Maidstone A20 AQMAS).

Objections relating to air quality have also been received from a nhumber of those who
have made representations. The objections refer to concerns about the large numbers
of queuing cars and the impact of odour on adjoining businesses and people, as well
as any resultant impacts (including cumulative impact) on quality of life and health.

KCC’s Air Quality Consultant has no objection subject to conditions to secure an
operational Dust Management Plan (DMP) and a site Odour Management Plan (OMP).
It is satisfied that the risk to neighbouring facilities and surrounding sensitive receptors
from dust exposure is low, that any odour impact can be appropriately minimised, that
air quality has been appropriately assessed and demonstrated to give rise to a
negligible overall magnitude of change at all receptors (including along roads where
there would be an increase in vehicle movements) and that no further assessment is
required. A summary of its response is set out in paragraph 55.

The Environment Agency has no objection subject to a number of conditions (relating
to potential ground contamination). A summary of its response is set out in paragraph
50. Amongst other things it advises that the HWRC would be subject to an
Environmental Permit which would require measures to control dust and odour (to
minimise impacts on the amenity of adjacent properties, including businesses). It also
advises that the proposed earthworks would need to be carried out in accordance with
an Environmental Permit (since they would involve moving controlled waste that has
already been imported and deposited) and that this could be done under a variation to
the existing landfill permit. It also refers to the potential need for the existing
Environmental Permit for the Allington IWMF to be reviewed as a result of what is
proposed to assess potential impacts and ensure that these remain acceptable and
that this may include the need for an amended assessment of the risk of the Allington
IWMF to the proposed new receptor (the HWRC) in terms of air quality. | am satisfied
locating the HWRC near the Allington IWMF is appropriate in planning terms and that
this particular issue is a matter for the Environment Agency.

Natural England has no objection to the proposed development. Its initial concerns
about potential air quality impact of additional traffic on the North Downs Woodlands
Special Area of Conservation (SAC) were overcome as a result of further information
provided by the applicant. A summary of its response is set out in paragraph 51.

As indicated in the Highways and transportation section above, | am satisfied that the

impact of all committed development has been properly considered and that it is
appropriate for the HWRC application to be determined.

Page 48 C1.42



Item C1

Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

118.

1109.

120.

121.

122.

Potential air quality impacts associated with the proposed development include dust
and odour (resulting from activities in the construction phase), odour (from activities in
the operational phase) and exhaust pollution (from traffic associated with the use of
the HWRC). The primary air quality impact during the construction phase is likely to be
dust arising from the creation of the HWRC development platform since this would
involve the excavation of about 60,000m* (120,000t) of material from the landscaped
earth bund which was formed during the construction of the Allington IWMF and its
movement to the spoil disposal area where it would be deposited to create a revised
landform. The applicant states that the material comprises a mixture of topsoil and
previously deposited inert waste (generally loose sandy made ground). The
applicant’s air quality assessment states that subject to the implementation of standard
mitigation measures, residual dust impact arising from the development phase would
not be significant. It also states that although excavation can result in odour, the odour
potential from the earthworks is negligible.

The likely extent of odour emissions from waste management facilities during the
operational phase is dependent on the nature of wastes dealt with and the
management and any mitigation measures employed to minimise such impacts. The
applicant’s air quality assessment states that the wastes dealt with at the HWRC would
not be substantially odorous and would not be stored on site for long. Whilst it predicts
that the HWRC would have a slight adverse effect (as a worst case) on the
immediately adjoining Industrial Estate (OR3) and at Fordwich Close (OR5) and
Snowdrop Close (OR6) to the south of the railway line in terms of odour (based on
historic complaints about odour from the Allington IWMF) it concludes that any
operational odour effects would not be significant.

Traffic travelling to and from the HWRC would give rise to vehicle emissions. The
applicant’s air quality assessment predicts a negligible magnitude of change at all but
one receptor (where a slight adverse concentration of nitrogen dioxide (NOy) is
predicted) based on worst case (where no improvement in emissions from an average
vehicle between 2018 and 2024 is assumed). This receptor (R32) is located near the
London Road junction with Hall Road and Mills Road (i.e. the entrance to the Quarry
Wood retail park). However, the overall significance of the effect of vehicle emissions
associated with the operational phase is deemed to be not significant.

Given that the proposed development is acceptable in terms of air quality, | am
satisfied that it would not adversely affect quality of life and health in any significant
way.

Subject to the imposition of conditions to secure an operational Dust Management
Plan (DMP) and a site Odour Management Plan (OMP) and those requested by the
Environment Agency relating to potential ground contamination, | must conclude that
the proposed development would not give rise to unacceptable levels of air pollution, is
appropriate for its location having regard to potential air quality impact and that
planning permission should not be withheld on the basis of paragraphs 170 and 180 of
the NPPF. | must also conclude that the proposed development accords with Policy
DM11 of the Kent MWLP, Policy CP1 of the TMBC LDF Core Strategy and Policy SQ4
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of the TMBC LDF MDE DPD in terms of air quality impact. The proposed development
can also be viewed favourably in terms of draft Policy CSW6 of the Kent MWLP Early
Partial Review and draft Policy LP20 of the emerging TMBC Local Plan.

Landscape and visual impact

Paragraph 170 of the NPPF states that planning decisions should contribute to and
enhance the natural and local environment by protecting and enhancing valued
landscapes and recognising the intrinsic character and beauty of the countryside.
Paragraph 172 states that great weight should be given to conserving and enhancing
landscape and scenic beauty in Areas of Outstanding Natural Beauty, which have the
highest status of protection in relation to these issues. Paragraph 175 states that
when determining planning applications, local planning authorities should refuse
development that would result in the loss of irreplaceable habitats such as Ancient
Woodland unless there are wholly exceptional reasons and a suitable compensation
strategy exists. Paragraph 180 states that planning decisions should ensure that new
development is appropriate for its location taking into account the likely effects of
pollution on the natural environment and that in doing so they should limit the impact of
light pollution from artificial light on local amenity, intrinsically dark landscapes and
nature conservation. Paragraph 7 of the NPPW states that when determining waste
planning applications WPAs should consider the likely impact on the local environment
and on amenity against various locational criteria and other matters. These include
landscape and visual impacts (e.g. design-led solutions that respect landscape
character, the need to protect landscapes or designated areas of national importance
and any localised height restrictions) and potential light pollution.

Policy DM1 of the Kent MWLP supports sustainable development and states that
proposals will be required to demonstrate that they have been designed to protect and
enhance the character and quality of the site’s setting. Policy DM2 states that
designated AONBs have the highest status of protection in relation to landscape and
scenic beauty and that regard must be had to the purpose of the designation when
determining planning applications that may affect land in an AONB. It also states that
proposals outside, but within the setting of an AONB, will be considered having regard
to the effect on the purpose of conserving and enhancing the natural beauty of the
AONB. It further states that proposals for waste development likely to have any
unacceptable adverse impact on Ancient Woodland will not be permitted unless the
need for, and the benefits of, the development in that location clearly outweigh any
loss. Policy DM11 states that waste development will be permitted if it can be
demonstrated that it is unlikely to generate unacceptable adverse impacts from
illumination and visual intrusion. Policy DM12 states that permission will be granted for
waste development where it does not result in an unacceptable adverse cumulative
impact on the environment. Draft Policy CSW6 of the Kent MWLP Early Partial
Review states that planning permission will be granted for facilities that do not give rise
to significant adverse impacts on AONBs, SSSIs and Ancient Woodland.

Policy CP1 of the TMBC LDF Core Strategy states that the need for development will
be balanced against the need to protect and enhance the natural environment and that
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the quality of the natural environment and countryside will be preserved and, where
possible, enhanced. Policy CP24 states that all development should be well designed
and of high quality, respecting the site and surroundings. Policy SQ1 of the TMBC
LDF MDE DPD states that proposals should protect, conserve and where possible
enhance local character and distinctiveness. Draft Policies LP1 and LP14 of the
emerging TMBC Local Plan include similar requirements.

No objections have been raised by consultees or by those making representations in
respect of landscape and visual impact.

KCC’s Landscape Consultant has no objection subject to conditions to secure the
implementation of a detailed planting plan, a Construction Environment Management
Plan (CEMP), appropriate tree protection measures, avoidance of tree removal during
the bird nesting season, all planting, seeding or turfing to be carried out in the first
available planting and seeding season following the occupation of the site or the
completion of the development (whichever is the sooner) and an aftercare period of no
less than five years. A summary of its response is set out in paragraph 53. Amongst
other things it states that the most significant visual impact would be during the
construction phase although it does not regard this as being a particularly sensitive
issue given the wider landscape context. Whilst the loss of existing tree cover and
reduction in the bund height would impact on the view of the site, it states that the
development proposals are consistent with their surroundings and as such the visual
effects are not considered to be significant. It also considers the proposals for the
spoil disposal area to be acceptable.

The Kent Downs AONB Unit has raised no objection. A summary of its response is set
out in paragraph 52. Despite not commenting in detail, it supports the proposed
replacement woodland planting around the perimeter of the site and the use of a dark
coloured roofing material (to minimise potential impact in views from the Kent Downs)
and states that lighting should be designed to minimise light pollution. It reminds KCC
that it must have regard to the purposes of AONB designation in determining the
application.

The proposed development would result in the loss of all the trees within the footprint
of the proposed HWRC and the removal of some of those on the eastern boundary of
the site as a result of the associated earthworks. It would also necessitate the loss of
some trees in the spoil disposal area. The precise extent of the loss of trees on the
eastern boundary of the HWRC is not certain and would depend on operational issues
associated with the earthworks and the machinery required to undertake these.
However, the existing vegetation (and trees) located on the lower / easternmost part of
the bund (which slopes down towards the distribution centre) would remain unaffected
by the construction or operation of the HWRC and would be retained. Although the
earthworks and HWRC would be clearly visible from Laverstoke Road and some of the
commercial premises on the 20/20 Business Park immediately to the east and give rise
to some views into the Allington IWMF from these areas as a result of the tree removal
and reduction in height of the bund, these views would not be visible from sensitive
locations. The retained trees and vegetation and the proposed new planting would
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assist in reducing the visual impact of the HWRC once operational.

The precise extent of the trees that would be lost as a result of the proposed
earthworks and the resultant exact extent of new tree planting on the eastern boundary
can be established and addressed as necessary as part of the conditions proposed by
KCC’s Landscape Consultant. These conditions would also ensure that appropriate
detailed landscape planting and associated aftercare is secured both in the vicinity of
the proposed HWRC and the spoil disposal areas.

The applicant’'s Landscape and Visual Assessment (LVIA) concludes that the
proposed HWRC would not result in an unacceptable adverse impact on the integrity,
character, appearance, function or interest of the AONB (the HWRC would be barely
visible, if at all, from the AONB and any effects would be negligible at worst), not
impact upon the character of the landscape surrounding the proposed HWRC (which is
dominated by waste management and employment operations, and major transport
infrastructure) and not result in an unacceptable visual impact or affect the quality of
life or wellbeing of communities in the locality (despite being visible from some
locations in the surrounding area such as Laverstoke Road). KCC's Landscape
Consultant has accepted these findings.

The proposed hours of use would necessitate lighting on site. This would be viewed
on the context of what is a relatively well-lit urban fringe location. The applicant
proposes that a detailed external lighting scheme (designed to accord with current
industry standards and best practice guidance) be prepared and secured by condition.
| am content that it is appropriate for this to be addressed in this way and would enable
KCC to ensure that any lighting used at the site minimises light pollution and that any
landscape and visual effects from the HWRC during hours of darkness would not be
significant.

The HWRC has been designed to limit land-take and to make the best use of under-
utilised part of the Allington site whilst maximising the rate of recycling for those wastes
accepted by HWRC’s in Kent, ensuring the health and safety of residents and
operatives (e.g. clear separation of the operational and public parts of the facility and
the split-level arrangement for the disposal of waste in order that residents need not
climb steps or stairs to dispose of their waste) and by ensuring ease of access and
egress for public and operational vehicles (e.g. 3 inbound lanes to allow the stacking of
public vehicles off the public highways at peak times and separate vehicle
manoeuvring and parking areas next to the waste containers to allow for the
continuous free flow of vehicles out of the site. As noted earlier in this report, whilst it
was initially proposed that the roof of the two-storey site office / welfare and re-use
shop and the canopy over the waste containers, walkways and parking spaces would
be finished in Goosewing Grey, it is now proposed that all roofs would be dark
coloured in order to address the Kent Downs AONB Unit’s suggestion. | am satisfied
that this can be addressed appropriately by condition.

Although areas of Ancient Woodland lie relatively near to the site (just to the north of
M20 and east of railway line at the eastern end of the 20/20 Business Park) | am
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satisfied that the proposed development would not have any unacceptable adverse
impact on these.

Given the advice of KCC’s Landscape Consultant and the Kent Downs AONB Unit |
am satisfied that although the proposed development would give rise to some adverse
landscape and visual impacts (in locations immediately adjacent to the site which are
less sensitive to any impact), it is acceptable in terms of landscape and visual impact
and would not adversely affect the character and quality of the site’s setting in any
significant way. To ensure that KCC is able to assess the potential landscape and
visual impact that may arise from the extension of alteration of the proposed buildings
or the installation or replacement of any plant and machinery, it would be appropriate
to remove the permitted development rights that would normally exist for a
development of this type. This can be secured by a condition requiring the prior
written approval of any such details. This would be consistent with the position at the
Allington IWMF.

Subject to the imposition of conditions to secure the implementation of a detailed
planting plan, a CEMP, appropriate tree protection measures, avoidance of tree
removal during the bird nesting season, all planting, seeding or turfing to be carried out
in the first available planting and seeding season following the occupation of the site or
the completion of the development (whichever is the sooner) and an aftercare period
of no less than five years, the use of a dark coloured roofing material, a detailed
lighting scheme and the removal of permitted development rights, | must conclude that
the proposed development would not give rise to unacceptable landscape and visual
impact and that planning permission should not be withheld on the basis of paragraphs
170, 172, 175 and 180 of the NPPF. | must also conclude that the proposed
development accords with Policies DM1, DM2, DM11 and DM12 of the Kent MWLP,
Policies CP1 and CP24 of the TMBC LDF Core Strategy and Policy SQ1 of the TMBC
LDF MDE DPD in terms of landscape and visual impact (including AONB and Ancient
Woodland considerations). The proposed development can also be viewed favourably
in terms of draft Policy CSW6 of the Kent MWLP Early Partial Review and draft
Policies LP1 and LP14 of the emerging TMBC Local Plan.

Water environment

Paragraph 163 of the NPPF states that when determining planning applications, local
planning authorities should ensure that flood risk is not increased elsewhere.
Paragraph 170 states that planning decisions should contribute to and enhance the
natural environment by preventing new and existing development from contributing to,
being put at unacceptable risk from, or being adversely affected by unacceptable
levels of water pollution. Paragraph 178 states that planning decisions should ensure
that a site is suitable for its proposed use taking account of ground conditions and any
risks arising from land instability and contamination (including risks arising from former
activities such as mining). Paragraph 180 states that planning decisions should
ensure that new development is appropriate for its location considering the likely
effects (including cumulative effects) of pollution on the natural environment.
Paragraph 183 states that the focus should be on whether the proposed development
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is an acceptable use of land, rather than the control of processes or emissions (where
these are subject to separate pollution control regimes) and that planning decisions
should assume that these regimes will operate effectively. Paragraph 7 of the NPPW
states that when determining waste planning applications WPAs should consider the
likely impact on the local environment and on amenity against various locational
criteria. These include the protection of water quality and resources and flood risk
management. It also re-iterates that WPAs should concern themselves with
implementing the planning strategy and not with the control of processes which are a
matter for the pollution control authorities.

Policy DM1 of the Kent MWLP states that waste proposals should be designed to
incorporate measures for water recycling where possible and utilise sustainable
drainage systems wherever practicable. Policy DM10 states that planning permission
will be granted for waste development where it would not result in the deterioration of
physical state, water quality or ecological status of any water resource and water body,
have an unacceptable impact on groundwater Source Protection Zones (SPZs) or
exacerbate flood risk. Draft Policy CSW6 of the Kent MWLP Early Partial Review
states that planning permission will be granted for proposals that avoid Groundwater
Source Protection Zone 1 or Flood Risk Zone 3b.

Policy CP1 of the TMBC LDF Core Strategy states that the need for development will
be balanced against the need to protect and enhance the natural environment and that
water quality will be preserved and, where possible, enhanced. Policy CC3 of the
TMBC LDF MDE DPD states that development will not be permitted if it has an
unacceptable effect on the water environment, including surface water and
groundwater quality and quantity, river corridors and associated wetlands. Policy SQ5
states that all development will be expected to ensure that adequate water and
sewerage infrastructure is present or can be provided in order to meet future needs
without compromising the quality and supply of services for existing users. It also
states that development proposals will not be permitted unless they incorporate
sustainable drainage systems (SUDS) appropriate to the local ground water and soll
conditions, local drainage regimes and in accordance with the Groundwater
Regulations and that development proposals incorporating SUDS must include an
agreement to ensure future management, maintenance and replacement, when
necessary, of the SUDS structures. Draft Policy DM17 of the emerging TMBC Local
Plan states that the flood risk policy in the NPPF will be applied. Draft Policy DM18
states that SUDS for the management of run-off must be provided for as part of major
development.

No objections have been raised by consultees or by those making representations in
respect of the water environment.

The Environment Agency has no objection subject to a number of conditions (relating
to potential ground contamination). A summary of its response is set out in paragraph
50. Amongst other things it advises that it accepts the findings and conclusions of the
submitted Phase 1 investigative report on ground conditions and that the HWRC would
be subject to an Environmental Permit which would further address drainage

Page 54 C1.48



Item C1

Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

142.
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144.

145.

arrangements (in order to minimise the risk to surface and groundwater).

Southern Water has no objection subject to conditions (relating to foul and surface
water sewerage disposal and the need for a Trade Effluent discharge licence) and the
imposition of an informative (relating to the need for an application to connect to the
public foul and surface water sewer). A summary of its response is set out in
paragraph 58.

KCC Flood and Water Management (SuDS) has no objection subject to conditions to
secure a detailed sustainable surface water drainage scheme (based on the
applicant’s drainage assessment report) in order to ensure that the HWRC is served by
satisfactory arrangements for the disposal of surface water and does not exacerbate
the risk of on / off site flooding and a verification report (which demonstrates that
drainage has been properly installed and will be subject to appropriate maintenance).
A summary of its response is set out in paragraph 57. It advises that it is satisfied with
the revised drainage strategy (in terms of layout and location of the separator) and the
assumptions which underpin it (which accord with KCC planning policy.

The applicant’s Flood Risk Assessment concludes that the site is not at risk from
flooding and would not increase the risk of flooding elsewhere subject to the
implementation of appropriate attenuation. The applicant’'s Drainage Assessment
proposes that this be addressed by the implementation of a detailed drainage scheme
which would first be submitted to and approved in writing by KCC. The site would
have a sealed drainage system (with appropriate pollution control infrastructure) to
prevent the infiltration of drainage to the underlying groundwater. As a result, the
proposed SuDS solution would involve surface water being directed via a sealed
drainage system and an underground tank before being discharged to the public
surface water sewer in Laverstoke Road. The discharge would be at a greenfield run-
off rate of 1.8 litres / second (I/s), which the applicant states is 0.1lls lower than
required by Southern Water. The applicant states that Southern Water is content that
foul water be discharged to the foul sewer. However, its response to the consultation
indicates that it wishes to see further details on both foul and surface water disposal
before confirming this. Both the Environment Agency and KCC SuDS have accepted
the proposed discharge rate. It should be noted that additional controls would also be
imposed on the Environmental Permit and that Southern Water would need to
separately approve details of connection to its apparatus.

The applicant’'s Phase 1 Site Investigation Report demonstrates that the site is suitable
for the proposed used taking account of ground conditions and any risks arising from
land instability and contamination. Although the material to be excavated as part of
the earthworks is classed as waste material (despite having been formed into a
landscaped bund), the report states that it would be thoroughly tested and, if
necessary, remediated on site prior to placement in spoil disposal area or disposed of
at a suitable facility elsewhere. On this basis, there should be no risk of contamination
during the earthworks. The conditions proposed by the Environment Agency would
serve to address this as necessary and would enable KCC to exercise further control if
it became necessary for any contaminated materials to be exported from the site.
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Further reassurance on the matter is provided by the Environment Agency’s advice on
the need for an Environmental Permit .

Given the advice of the Environment Agency and KCC SuDS | am satisfied that the
proposed development is acceptable in terms of potential impact on the water
environment. Whilst separate approval for connection to the public foul and surface
water sewer would be required from Southern Water, it has not objected to the
application. Although further details of the proposed means of foul and surface water
sewerage disposal arrangements can be secured by condition, | consider that the
stated need for a Trade Effluent discharge licence should more properly be addressed
by an informative.

Subject to the imposition of conditions relating to potential ground contamination,
details of foul and surface water sewerage disposal and a detailed sustainable surface
water drainage scheme and a verification report and informatives relating to the need
for a Trade Effluent discharge licence and an application to connect to the public foul
and surface water sewer, | must conclude that the proposed development would not
give rise to unacceptable impact on or associated with the water environment and that
planning permission should not be withheld on the basis of paragraphs 163, 170, 178,
180 and 183 of the NPPF. | must also conclude that the proposed development
accords with Policies DM1 and DM10 of the Kent MWLP, Policy CP1 of the TMBC LDF
Core Strategy and Policies CC3 and SQ5 of the TMBC LDF MDE DPD in terms of the
water environment. The proposed development can also be viewed favourably in
terms of draft Policy CSW6 of the Kent MWLP Early Partial Review and draft Policies
LP1 and LP14 of the emerging TMBC Local Plan.

Ecology

Paragraph 170 of the NPPF states that planning decisions should contribute to and
enhance the natural environment by protecting and enhancing sites of biodiversity
value (in a manner commensurate with their statutory status or identified quality) and
minimising impacts on and providing net gains for biodiversity. Paragraph 175 states
that when determining planning applications, local planning authorities should refuse
development which that would result in significant harm to biodiversity if this cannot (as
a last resort) be compensated for. Paragraph 7 of the NPPW states that when
determining waste planning applications WPAs should consider the likely impact on
the local environment against various locational criteria. These include protecting
ecological networks and protected species.

Policies DM1, DM2 and DM3 of the Kent MWLP seek to protect and enhance
biodiversity interests or mitigate and if necessary compensate for any predicted loss.
Draft Policy CSW6 of the Kent MWLP Early Partial Review states that planning
permission will be granted for proposals that do not give rise to significant adverse
impacts upon (amongst others) Local Wildlife Sites (LWS) and Ancient Woodland.

Policy CP1 of the TMBC LDF Core Strategy states that the need for development will
be balanced against the need to protect and enhance the natural environment and that
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the quality of the natural environment will be preserved and, where possible,
enhanced. Policy NE1 of the TMBC LDF MDE DPD states that proposals which would
adversely affect a LWS or Local Nature Reserve (LNR) will not be permitted, unless it
can be demonstrated that the benefits would override the need to safeguard the site.
Policy NE2 states that biodiversity will be protected, conserved and enhanced and that
the restoration and creation of new habitats will be promoted. Policy NE3 states that
development which would adversely affect the biodiversity value of wildlife habitats will
only be permitted if appropriate mitigation / compensation measures are provided
which would result in overall enhancement and states that proposals should seek to
retain and maximise opportunities the creation of new areas of ecological conservation
value. Policy NE4 seeks to maintain and enhance tree cover and hedgerows to
provide new habitats as part of development proposals and states that proposals
resulting in a net loss of woodland will only be permitted where it cannot be located on
an alternative site, the need for the development clearly outweighs the ecological,
archaeological and landscape value of the woodland and any harm can be reduced to
acceptable limits through implementation of positive environmental mitigation within
the site or elsewhere or through enhanced management. Draft Policy LP13 of the
emerging TMBC Local Plan states that development must protect and where possible
enhance (amongst others) LWS.

No objections have been raised by consultees (including Natural England) or by those
making representations in respect of ecology. Natural England’s final response
advises that it is satisfied that the emissions from traffic associated with the HWRC
would not be likely to have a significant effect on the SAC (even when considered
cumulatively with other plans and projects).

KCC Ecological Advice Service has no objection subject to conditions to secure the
implementation of compensation measures (an Ecological Design Strategy) and to
ensure there is appropriate post-development management for the ecological features
(a Landscape and Ecological Management Plan). It also proposes an informative
reminding the applicant of its obligations under the Wildlife and Countryside Act 1981
(in respect of nesting birds) as there are habitats on and around the site which provide
opportunities for breeding birds (including woodland which would be lost). A summary
of its response is set out in paragraph 56. Amongst other things it welcomes the
proposed habitat creation (i.e. species-rich meadow grassland) in the spoil disposal
area and advises that although the revised location would result in the loss of some
immature woodland habitat, this is of relatively low ecological value and would be
replaced with new native woodland planting. It also notes that native woodland
planting / species-rich grassland creation would take place around the HWRC
development footprint. It also emphasises the importance of implementing and
maintaining a specific management regime for the proposed the meadow grassland
habitat in order that it become established and functional.

As noted earlier in this report, the proposed HWRC would result in the loss of existing
trees in and adjoining the footprint of the HWRC and in part of the spoil disposal area
(i.e. 1 individual tree, 1 group off trees and 7 partial groups of trees). The applicant’s
Arboricultural Assessment identifies those directly affected by the proposed HWRC as
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being generally of poor quality and value. Those lost in the spoil disposal area would
be replaced with native woodland. The applicant’s Ecological Assessment concludes
that the proposed development would not have any effect on statutory or non-statutory
designated sites, there would be no direct effects on protected species subject to the
implementation of the proposed mitigation (e.g. site clearance is undertaken outside
breeding bird season) and there would be no significant effects on ecological
networks. It also concludes that whilst the proposed development would give rise to
the loss of some existing habitats (e.g. mosaic plantation, scrub, etc.) on both the site
of the proposed HWRC and the receptor (spoil disposal) site, this habitat is of poor
quality and no more than site value. It further concludes that any loss would be
compensated for by the implementation of the proposed landscape scheme and
proposed biodiversity enhancement measures.

Given the advice of Natural England and KCC Ecological Advice Service | am satisfied
that the proposed development is acceptable in terms of ecological impact. The
proposed native woodland planting and species rich meadow grassland, reinforced by
conditions requiring (amongst other things) the prior approval of detailed planting
proposals (including tree and shrub sizes, species, siting and planting distances and
seed mixes and sowing densities) and ongoing management prescriptions, should
ensure that the proposed development provides the envisaged biodiversity benefits. In
considering the proposed schemes, KCC will also be able to ensure that the proposed
details provide appropriate opportunities for a variety of pollinators (including bees).

Subject to the imposition of conditions to secure the implementation of compensation
measures (an Ecological Design Strategy) and to ensure there is appropriate post-
development management for the ecological features (a Landscape and Ecological
Management Plan) and an informative reminding the applicant of its obligations under
the Wildlife and Countryside Act 1981 (in respect of nesting birds), | must conclude
that the proposed development would not give rise to unacceptable ecological impact
and that planning permission should not be withheld on the basis of paragraphs 170
and 175 of the NPPF. | must also conclude that the proposed development accords
with Policies DM1, DM2 and DM3 of the Kent MWLP, Policy CP1 of the TMBC LDF
Core Strategy and Policies NE1, NE2, NE3 and NE4 of the TMBC LDF MDE DPD in
terms of ecology. The proposed development can also be viewed favourably in terms
of draft Policy CSW6 of the Kent MWLP Early Partial Review and draft Policy LP13 of
the emerging TMBC Local Plan.

Other issues

Other issues or concerns that have been raised by those who have made
representations relate to litter and debris, vermin / scavenging birds and flies
(particularly in warm summer months).

Litter and debris, vermin / scavenging birds and flies are operational matters for the
Environmental Permit and will be addressed separately by the Environment Agency.
Paragraph 183 of the NPPF states that the focus in making planning decisions should
be on whether the proposed development is an acceptable use of land, rather than the
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control of processes or emissions (where these are subject to separate pollution
control regimes) and that planning decisions should assume that these regimes will
operate effectively. Notwithstanding this, it should be noted that modern, well run
waste management facilities (including HWRCs) are capable of being operated without
giving rise to significant problems associated with these issues.

Conclusion

158.

159.

160.

161.

162.

163.

The application proposes the development of a HWRC, new access to a highway,
associated infrastructure and earthworks at the Allington IWMF, Laverstoke Road,
Allington, Maidstone.

The proposed HWRC lies within the defined settlement boundary, is allocated for
employment use in the adopted and emerging TMBC Local Plans and is safeguarded
for waste management use in the Kent MWLP. It is therefore consistent with the
locational land use criteria set out in the NPPW and Kent MWLP.

KCC has identified a need for a new HWRC to serve the Maidstone and Tonbridge
and Malling areas and is actively seeking the procurement of a new facility for the west
Maidstone area. KCC Waste Management has advised that the proposed site is well
located to meet the requirements of the Waste Disposal Authority (WDA) and that the
HWRC would make an important contribution to help meet recycling, recovery and
disposal targets by driving waste up the waste hierarchy through the re-use of
materials and the separation of materials for recycling and that the additional HWRC
capacity would also assist in meeting current and projected population and housing
growth in Kent.

The key issue for those who have made representations is the potential impact of
traffic associated with the proposed HWRC in terms of highway capacity, congestion
and safety and the ability or otherwise of the HWRC to operate without significantly
adversely affecting adjoining businesses and local residents (e.g. in terms of queuing
on Laverstoke Road and air quality). Aylesford PC’s response reflects these concerns
and proposes that the application should not be determined until the position regarding
all of the other potential developments is known and the highway improvements have
been completed on the A20.

Although welcoming the principle of the provision of a HWRC within the Borough and
not objecting, TMBC has raised concerns about potential traffic generation from the
HWRC and stated that KCC should be satisfied that the traffic generation is fully
assessed against the VISUM modelling undertaken in support of the emerging growth
strategy for the Borough contained within the draft TMBC Local Plan.

Other objections that have been raised in representations relate to air quality, odour,
pollution, vermin, flies, noise, quality of life, adverse health impacts, proximity to
housing and cumulative impact. Concerns have also been expressed about the
emerging DCO / NSIP proposals and the impact of other development (e.g. housing) in
the area as well as issues that cannot be regarded planning considerations (e.g. house
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prices).

With the exception of Aylesford PC (and the concerns raised by TMBC), no objections
have been received from technical or other consultees (i.e. The Environment Agency,
Natural England, KCC’s Noise Consultant, KCC’s Air Quality Consultant, KCC’s
Landscape Consultant, KCC Ecological Advice Service, KCC Flood and Water
Management (SuDS), Southern Water, Kent Downs AONB Unit and KCC Waste
Management) subject to the imposition of the various conditions set out in this report.

Of particular significance, KCC Highways and Transportation has advised that it is
satisfied that the applicant has demonstrated that the proposed HWRC would not give
rise to an unacceptable impact on highway safety and that the road network can
accommodate the additional traffic that would be generated (having regard to
committed development and the improvements to the Coldharbour Lane roundabout)
and Highways England is content that the proposed development would not materially
impact the reliability, operation or safety of the SRN (including the safe and efficient
operation of the M20 Junction 5). Notwithstanding TMBC’s suggestion that traffic
generation should be fully assessed against the VISUM modelling undertaken in
support of the emerging growth strategy for the Borough contained within the draft
TMBC Local Plan, | am satisfied that potential impact has been properly assessed in
accordance with the NPPF and that the application can be determined now.

Given the objections and concerns that have been raised, it is also important to note
that KCC’s Air Quality Consultant has advised that air quality has been appropriately
assessed and demonstrated to give rise to a negligible overall magnitude of change at
all receptors (including along roads where there would be an increase in vehicle
movements).

As identified in the report, the proposed development would give rise to some adverse
impacts during the earthworks / construction and operational phases. However, | am
satisfied that none of these are sufficient to justify refusal given that they are capable
of being appropriately mitigated. | am also mindful of the identified need for a new
HWRC and the benefits associated with the provision of new waste management
capacity.

Notwithstanding the objections and concerns that have been raised, | am satisfied that
the proposed development gives rise to no significant harm, is in accordance with the
development plan and that there are no material considerations that indicate that the
application should be refused. | am also satisfied that any harm that would arise from
the proposed development would reasonably be mitigated by the imposition of the
proposed conditions. | therefore recommend accordingly.

Recommendation

169.

| RECOMMEND that PLANNING PERMISSION BE GRANTED SUBJECT TO:

()  conditions covering amongst other matters:

Page 60 C1.54



Item C1
Proposed development of a Household Waste Recycling Centre
(HWRC), new access to a highway, associated infrastructure and
earthworks at Allington Integrated Waste Management Facility,
Laverstoke Road, Allington, Maidstone, Kent, ME16 OLE - TM/20/62
(KCC/TM/0284/2019)

e Permission to be implemented within 3 years;

e A Construction Management Plan covering the routing of construction
and delivery vehicles to / from site, parking and turning areas for
construction and delivery vehicles and site personnel, timing of deliveries,
provision of wheel washing facilities and temporary traffic management /
signage);

e Highway condition surveys (before and after construction) and the
funding of any damage caused by vehicles related to the development;

e Provision of construction vehicle loading / unloading and turning facilities,
parking facilities for site personnel and visitors and wheel washing
facilities prior to commencement of work on site and for the duration of
construction;

e Provision of measures to prevent the discharge of surface water onto the
highway;

¢ Provision and permanent retention of the vehicle parking spaces and / or
garages, the vehicle loading/unloading and turning facilities and the cycle
parking facilities shown on the submitted plans prior to the use of the site
commencing;

e Use of a bound surface for the first 5 metres of the access from the edge
of the highway;

e Completion and maintenance of the access shown on the submitted
plans prior to the use of the site commencing;

e Provision and maintenance of 2.4 metre by 43 metre visibility splays at
the access with no obstructions over 0.6 metres above carriageway level
within the splays, prior to use of the site commencing;

e Implementation of the proposed measures to avoid queuing at the
Allington IWMF on Laverstoke Road (with provision for annual reviews
and amended measures being agreed with KCC as necessary);

e Hours of use (i.e. to allow the HWRC to be open to the public between
07:00 and 20:00 hours weekdays, weekends and on Bank Holidays (but
closed on Christmas Day, Boxing Day and New Year’s Day) with site
maintenance / cleaning and other operational activities be allowed during
the 30 minutes before the site opens and 30 minutes after the site has
closed to the public);

e A Construction Environmental Management Plan (CEMP);

e Enabling and construction works only taking place between 07:00 and
18:00 on weekdays and Saturdays unless otherwise approved in the
CEMP;

e An operational Dust Management Plan (DMP);

e A site Odour Management Plan (OMP);

e No development taking place until a strategy to deal with the potential
risks associated with any contamination of the site has been submitted to
and approved in writing by KCC;

¢ No occupation of any part of the development until a verification report
demonstrating the completion of works set out in the approved
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remediation strategy and the effectiveness of the remediation has been
submitted to and approved in writing by KCC;

e Development works ceasing if contamination not previously identified is
found to be present at the site until a further remediation strategy has
been submitted to and approved in writing by KCC;

e No piling or any other foundation designs using penetrative methods
unless approved in writing by KCC;

e The implementation of a detailed planting plan;

e Tree protection measures;

¢ Removal of permitted development rights;

e Avoidance of tree removal during the bird nesting season;

e All planting, seeding or turfing to be carried out in the first available
planting and seeding season following the occupation of the site or the
completion of the development (whichever is the sooner);

e An aftercare period of no less than five years;

e The use of a dark coloured roofing material;

¢ A detailed lighting scheme;

¢ Details of foul and surface water sewerage disposal;

¢ A detailed sustainable surface water drainage scheme and a verification

report;

e The implementation of ecological compensation measures (an Ecological
Design Strategy); and

e Post-development management for the ecological features (a Landscape
and Ecological Management Plan); and

(i)  the following informatives:

e The applicant ensuring that all necessary highway approvals and
consents are obtained;

e The applicant be advised that if piling is proposed, a Piling Risk
Assessment must be submitted to the Environment Agency in
accordance with the Environment Agency guidance document “Piling and
Penetrative Ground Improvement Methods on Land Affected by
Contamination: Guidance on Pollution Prevention. National Groundwater
& Contaminated Land Centre report NC/99/73;

e The applicant be advised of the need for a Trade Effluent discharge
licence and for an application to be made to Southern Water to connect
to the public foul and surface water sewer; and

e The applicant be reminded of its obligations under the Wildlife and
Countryside Act 1981 (in respect of nesting birds).

| Case Officer: Jim Wooldridge Tel. no. 03000 413484

| Background Documents: see section heading.
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See separate Appendix 1 which contains the following drawings
illustrating the proposed development:

¢ Plan showing locations of proposed HWRC, Spoil Disposal area, Allington IWMF,
20/20 Business Park, the Orchards development, the Poppy Fields PH and local
road network

e Drawing number PL100 titled “Site Layout Plan”

o Drawing number PL101 titled “Proposed Traffic Signs Layout and Details”

e Drawing number PL102 titled “Material Layout Plan”

e Drawing number PL103 titled “HWRC Canopy and Re-Use Shop Plans”

e Drawing number PL300 titled “Site Elevations”

e Drawing number PL301 titled “Laverstoke Road Section Looking West”

o Drawing number PL302 titled “North and East Proposed Elevations”

e Drawing number PL303 titled “South and West Proposed Elevations”

o Drawing number PL304 titled “Re-use Shop Elevations”

e Drawing number PL305 titled “Meet and Greet, Bicycle Shelter Plans and Elevations”

o Drawing number 4073-102 Rev P1 titled “Proposed Drainage Layout”

e Drawing number 2566-01-02 Rev B titled “Statutory Plan”

e Drawing number 4557/1/011 Rev A titled “Proposed HWRC Layout with Fill
Deposition Drawing”

o Drawing number 2566-01-01 Rev B titled “lllustrative Landscape Proposals”

e Extracts from Landscape and Visual Impact Assessment (LVIA) showing viewpoints
and photographs
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Appendix 1 contains the following drawings illustrating the proposed
development:

¢ Plan showing locations of proposed HWRC, Spoil Disposal area, Allington IWMF,
20/20 Business Park, the Orchards development, the Poppy Fields PH and local
road network

e Drawing number PL100 titled “Site Layout Plan”

o Drawing number PL101 titled “Proposed Traffic Signs Layout and Details”

e Drawing number PL102 titled “Material Layout Plan”

e Drawing number PL103 titled “HWRC Canopy and Re-Use Shop Plans”

e Drawing number PL300 titled “Site Elevations”

e Drawing number PL301 titled “Laverstoke Road Section Looking West”

o Drawing number PL302 titled “North and East Proposed Elevations”

e Drawing number PL303 titled “South and West Proposed Elevations”

o Drawing number PL304 titled “Re-use Shop Elevations”

e Drawing number PL305 titled “Meet and Greet, Bicycle Shelter Plans and Elevations”

o Drawing number 4073-102 Rev P1 titled “Proposed Drainage Layout”

e Drawing number 2566-01-02 Rev B titled “Statutory Plan”

e Drawing number 4557/1/011 Rev A titled “Proposed HWRC Layout with Fill
Deposition Drawing”

o Drawing number 2566-01-01 Rev B titled “lllustrative Landscape Proposals”

e Extracts from Landscape and Visual Impact Assessment (LVIA) showing viewpoints
and photographs
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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
New two-storey teaching block of eight classrooms with
associated facilities; a new nursery block; nursery and
reception external play space; ancillary car parking at
Sunny Bank Primary School, Sunny Bank, Murston,
Sittingbourne, Kent ME10 3QN - SW/20/501709

(KCC/SW/0079/2020)
I —

A report by Head of Planning Applications Group to Planning Applications Committee on 15
July 2020

Application by KCC - East Kent - Children, Young People & Education for new two-storey
teaching block of eight classrooms with associated facilities; a new nursery block; nursery
and reception external play space; ancillary car parking at Sunny Bank Primary School,
Sunny Bank, Murston, Sittingbourne, Kent ME10 30QN - SW/20/501709
(KCC/SW/0079/2020)

Recommendation: Permission be granted subject to conditions.

Local Member: Mr Jason Clinch ' Classification: Unrestricted

Site

1. The school site is 0.267ha situated in Murston, north-east Sittingbourne. The site is laid
out in an “L” shape with the main school buildings in the north-east corner and areas of
playing field/grassed amenity space spanning to the south and west. The site entrance
is immediately adjacent to Gorse Road and residential developments to the north,
although vehicular access is via Sunny Bank to the west. Further residential
development surrounds the site to the east and west whilst the site wraps around
Murston All Saints Church to the south-west.

2. The existing school building comprises a contemporary, flat-roofed design with some
hard-playing surface to the immediate south. Currently, 8 formalised parking spaces
serve the school, including 1 disabled space.

3. The School playing field is allocated as a Local Green Space within the Swale Borough
Council Local Plan (2017).
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Item D1
New two-storey teaching block of eight classrooms with associated
facilities; a new nursery block; nursery and reception external
playspace; ancillary car parking at Sunny Bank Primary School,
Sunny Bank, Murston, Sittingbourne, Kent ME10 3QN - SW/20/501709
(KCC/SW/0079/2020)

General Location Plan
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item D1

New two-storey teaching block of eight classrooms with associated
facilities; a new nursery block; nursery and reception external
playspace; ancillary car parking at Sunny Bank Primary School,
Sunny Bank, Murston, Sittingbourne, Kent ME10 3QN - SW/20/501709
(KCC/SW/0079/2020)

Background / Recent Site History

4.

Sunny Bank Primary School was established in 2016 after the amalgamation of Murston
Junior School and Murston Infant School and a maintained nursery. The junior school,
infant school and nursey are currently located at different sites in the locality, with the
nursery and infant school being situated on Church Road to the south west of the main
school site. This proposal aims to bring the school together on one site, as well as
expanding pupil capacity to accommodate predicted local need.

Positive feedback was received on the proposals to amalgamate the school sites during
a public consultation session prior to the submission of the application. There were
concerns raised at this session over the impact of increased numbers of staff who may
park on surrounding residential streets, and so the scheme was revised to increase the
size of the school car park.

Proposal

6.

Planning permission is sought for a new teaching block and nursey building at Sunny
Bank School. The scheme comprises the creation of a new two-storey classroom block
consisting of 2 Reception classrooms, 2 KS1 classrooms and 4 KS2 classrooms, staff
offices, group rooms and ancillary spaces. The classroom block would be sited to the
south-east of the existing school buildings on an area of hard playing surface and would
be linked by a covered walkway. 7 Photovoltaic panels would be installed on the roof to
provide the school with a source of renewable energy.

A new nursery building would be provided on a grassed area to the east of the main
school building. It would comprise a large learning space, staff offices, a kitchen (for
teaching activities only and school meals) and ancillary spaces. The works would also
include the creation of a new external play space for the nursery and reception classes;
both separate and one large combined space.

The scheme would enable the amalgamation of the school onto one site, whilst allowing
it to expand from 1.5FE to 2FE to meet the predicted intake demands from local
development. This would see an increase in pupil roll to 420; the roll at the junior school
site is currently 222 The nursery currently accommodates 45 part-time places (25 in the
morning and 20 in the afternoon), this would be increased to 30 in the morning and 30 in
the afternoon. The number of staff at the Junior school is currently 37, this would
increase to 58 FTE when combined with the infant and nursery school and with the
school expansion.

In order to accommodate the new and provide properly for the existing members of staff,
the proposal seeks to expand the school car park to provide an additional 37 spaces,
including two disabled bays and four bays equipped with electronic vehicle charging
points. The expansion of the school car park would see a reconfiguration of the existing
car park, utilisation of hardstanding at the rear of the school buildings as well as
increasing perimeter fencing to include an area of land adjacent to Sunny Bank which is
owned by the school.
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Item D1
New two-storey teaching block of eight classrooms with associated
facilities; a new nursery block; nursery and reception external
playspace; ancillary car parking at Sunny Bank Primary School,
Sunny Bank, Murston, Sittingbourne, Kent ME10 3QN - SW/20/501709
(KCC/SW/0079/2020)

Site Location Plan
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Item D1

New two-storey teaching block of eight classrooms with associated
facilities; a new nursery block; nursery and reception external
playspace; ancillary car parking at Sunny Bank Primary School,
Sunny Bank, Murston, Sittingbourne, Kent ME10 3QN - SW/20/501709

(KCC/SW/0079/2020)

Proposed Site Layout
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Item D1
New two-storey teaching block of eight classrooms with associated
facilities; a new nursery block; nursery and reception external
playspace; ancillary car parking at Sunny Bank Primary School,
Sunny Bank, Murston, Sittingbourne, Kent ME10 3QN - SW/20/501709
(KCC/SW/0079/2020)
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item D1

New two-storey teaching block of eight classrooms with associated
facilities; a new nursery block; nursery and reception external
playspace; ancillary car parking at Sunny Bank Primary School,
Sunny Bank, Murston, Sittingbourne, Kent ME10 3QN - SW/20/501709
(KCC/SW/0079/2020)

Planning Policy

10. The most relevant Government Guidance and Development Plan Policies in respect of
this application are summarised below:

(i)

(ii)

The National Planning Policy Framework (NPPF) February 2019 and The
National Planning Policy Guidance (March 2014), 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 policies in the NPPF, the
greater weight that they may be given).

There is an expectation within the NPPF that planning decisions should play an
active role in guiding development towards sustainable solutions, but in doing so
should take into account the local circumstances, to reflect the character, needs and
opportunities of each area. Furthermore, Local Planning Authorities should approach
decision on proposed development in a positive and creative way and look for
solutions rather than problems. Decision makers at every level should seek to
approve applications for sustainable development where possible.

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

- The importance of a sufficient choice of school places being available to meet
the needs of existing and new communities and that great weight should be
given to the need to create, expand or alter schools; and

- Addressing potential impacts of development on transport networks and ensuring
that opportunities to promote walking, cycling and public transport use are
identified and pursued as well as ensuring that safe and suitable access to the
site can be achieved for all users; and

- That patterns of movement, streets, parking and other transportation
considerations are integral to the design of schemes and contribute to making
high quality places; and

- Ensuring that the design of the development is sympathetic to the local character
and will function well and add to the overall quality of the area for the long-term,
and create places that are safe, inclusive and accessible and which promote
health and well-being, with a high standard of amenity for existing and future
users;

- Planning for new development in a way which can help to reduce greenhouse
gas emissions through its location, orientation and design.

Policy Statement — Planning for Schools Development (15 August 2011) which
sets out the Government’'s commitment to support the development of state-funded
schools and their delivery through the planning system. In particular, the Policy states
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item D1

New two-storey teaching block of eight classrooms with associated
facilities; a new nursery block; nursery and reception external
playspace; ancillary car parking at Sunny Bank Primary School,
Sunny Bank, Murston, Sittingbourne, Kent ME10 3QN - SW/20/501709
(KCC/SW/0079/2020)

(iii)

that the Government wants to enable new schools to open, good schools to expand
and all schools to adapt to improve their facilities. This will allow for more provision
and greater diversity of provision in the state funded school sector, to meet both
demographic needs, provide increased choice and create higher standards.

Development Plan Policies
Swale Borough Council Local Plan “Bearing Fruits 2013” (Adopted July 2017)

Policy CP4 Requiring Good Design — Development proposals will create safe,
accessible, comfortable, varied and attractive places; be appropriate to the context in
respect of materials, scale, height and massing; make best use of texture, colour,
pattern, and durability of materials; ensure the long-term maintenance and
management of buildings and maximise opportunities for including sustainable
design and construction techniques including the use of recycled and recyclable
materials, sustainable drainage systems, carbon reduction and minimising waste.

Policy CP6 Community Facilities and Services to meet Local Needs -
Development proposals will deliver timely infrastructure and safeguard existing
community services and facilities where they are viable or can be made so unless
replacement facilities can be provided without leading to any shortfall in provision.

Policy DM6 Managing Transport Demand and Impact - Development proposals
generating a significant amount of transport movements will be required to support
their proposal with the preparation of a Transport Assessment (including a Travel
Plan). Development proposals will demonstrate that opportunities for sustainable
transport modes have been taken up and include facilities for charging plug-in and
other ultra low emission vehicles.

Policy DM7 Vehicle Parking - Vehicle parking for non-residential uses will take into
account the accessibility of the development and availability of public transport, and
on-street car parking must not be exacerbated to an unacceptable degree.

Policy DM14 General Development Criteria — All development proposals will, as
appropriate, accord with the policies and proposals of the adopted Development Plan
(including any relevant Supplementary Planning Documents and Guidance) unless
material considerations indicate otherwise; Include information sufficient to enable
the Council to determine the application in conjunction with the Council’s published
Local List of requirements; respond to the constraints and opportunities posed from
climate change and natural processes; Be both well sited and of a scale, design,
appearance and detail that is sympathetic and appropriate to the location; cause no
significant harm to amenity and other sensitive uses or areas and achieve safe
vehicular access, together with parking facilities.

Policy DM18 — Local Green Space (Allocation) - Within designated Local Green
Spaces planning permission will not be granted other than for the carrying out of an
engineering or other operation or the making of any material change of use of land,
provided that it maintains the openness and character of the Local Green Space.
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Item D1
New two-storey teaching block of eight classrooms with associated
facilities; a new nursery block; nursery and reception external
playspace; ancillary car parking at Sunny Bank Primary School,
Sunny Bank, Murston, Sittingbourne, Kent ME10 3QN - SW/20/501709
(KCC/SW/0079/2020)

Policy DM19 Sustainable Design and Construction - Development proposals will
include measures to address and adapt to climate change in accordance with
national planning policy and guidance and, where appropriate, will incorporate the
use of materials and construction techniques which increase energy efficiency and
thermal performance, and reduce carbon emissions in new development over the
long term. Development proposals should also, where appropriate, be designed to
take advantage of low and zero carbon energy. All new non-residential developments
will aim to achieve BREEAM ‘Good’ standard or equivalent as a minimum.

Policy DM 21 Water, Flooding and Drainage — Development proposals will include,
where possible, sustainable drainage systems to restrict runoff to an appropriate
discharge rate and integrate drainage measures within the planning and design of the
project to ensure that the most sustainable option can be delivered.

Consultations

11. Swale Borough Council raise no objection to the proposals provided that due
consideration is given to the impact on parking for nearby residents, and the impact of
construction operations.

Environment Agency raise no objection subject to the submission of a remediation
strategy to deal with the risks associated with any unidentified contamination of the site
prior to commencement. They also request several other conditions relating to
contamination and drainage.

KCC Transportation Planning raise no objection subject to the submission of a
construction management strategy, several conditions relating to parking provision
access, and cycle parking, and the submission of a School Travel Plan prior to
occupation, which is to be annually reviewed thereafter.

Sustainable Drainage raise no objection subject to the submission of a surface water
drainage strategy prior to commencement.

KCC Biodiversity raise no objection subject to a condition requiring the submission of
details on biodiversity enhancement within 6 months of the development being
commenced.

Amey - Landscaping recommend the submission of a tree planting plan and a plans
detailing tree constraints and protection to be submitted.

Local Member

12. The local County Member for Sittingbourne North, Mr Jason Clinch was notified of the
application on 21 May 2020. He drew attention to local concern that the proposals have
significantly altered from the original application presented at a public viewing at the
school (in advance of the planning application being submitted). These include an open
area of grass being converted into a hard standing area and the removal of several
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mature trees. There are also issues over the location of the proposed bin area and
access for site traffic.

Publicity

13. The application was publicised by the posting of a site notice near the access at Sunny
Bank and an advertisement in a local newspaper.

Representations
14. In response to the publicity, 2 letters were received objecting to the application.
The key points raised can be summarised as follows:

- Concern over the area of land at Sunny Bank to be fenced off for school
parking as the area is currently used for parking by local residents.

- Local residents would now look onto a fence surrounding this parking area
which would negatively impact views.

- There is insufficient parking for residents elsewhere in the area, which is
exacerbated by school staff parking on residential streets.

- The construction of the new buildings would negatively impact views from
neighbouring properties.

- Construction operations would have a negative impact on local amenity.

- The expansion of the school would constrain the local highway network.

Discussion

15. In considering this proposal, regard must be had to the Development Plan Policies
outlined in paragraph (x) 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, the
proposal needs to be considered in the context of the Development Plan Policies,
Government Guidance and other material planning considerations arising from
consultation and publicity. In my opinion, the key material planning considerations in this
particular case comprise need for the development, design, impact on highways,
sustainability, impact on open space, impact on local amenity, impact on local flood risk
and water resources and landscaping.

Need

16. As outlined above, there is strong policy support for the provision of state-funded
schools and the expansion and improvement of their facilities to enable greater diversity
to meet demographic needs, provide increased choice and create higher standards.

17. Should planning permission be granted, the proposed development would enable the
School to expand from 1.5 FE (45 pupils per year group) to 2 FE (60 pupils per year
group). This would ensure that the school could meet future need for additional primary
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18.

19.

20.

school places linked to new housing development in the vicinity of the school. Swale
Borough Council’s Local Plan 2017 proposes a total number of 13,192 new dwellings
over the plan period, 1409 of which are expected to be built in the Sittingbourne east
area. Whilst the Kent Commissioning Plan for Education Provision envisages a surplus
of primary school places in the area, this figure does not take into account the
aforementioned targets for additional housing. Furthermore, the birth rate in Swale
continues to be above the average of the county, as it has been for the last 8 years.

An Education Statement has been prepared in support of the planning application which
demonstrates that if no provision is made for additional spaces, and housing
development takes place as planned, there will be a deficit in primary school places by
2021. The schools’ location means it is well place to accommodate future need in the
Sittingbourne East area.

The proposed development would also see the amalgamation of the junior School,
infant school and nursery, the latter two of which are currently sited on Church Road to
the south west. The Church Road site, which was established in the 1860’s, would
require significant investment to render it suitable for modern long-term use. Should
planning permission be granted, this proposed development would have adequate
space to accommodate the junior school, infant school and nursery on a site in the
ownership of Kent County Council.

| therefore consider that the need for the development has been demonstrated, both in
terms of providing additional pupil spaces and ensuring that all aspects of Sunny Bank
School are housed on a singular site. For the reasons outlined above, the proposal is
considered to be in line with relevant policy which affords great weight to the need for
schools to expand or adapt to meet the needs of communities.

Design

21.

22.

The existing Junior School is of a contemporary style, with flat roofs and a sprawling,
single storey layout. The design of the new buildings has been considered in relation to
the existing school buildings, using similar external finishes; buff multi brick with
elements of white shiplap cladding above the windows. The new teaching block would
be two-storey in contrast to the rest of the school, however a flat roof would be
employed to reduce the overall size and reflect the existing buildings. The nursery block
would incorporate a monopitch roof which would pitch upwards toward the existing
school building. | consider this a good choice in terms of aesthetic as it would assist with
visually blending the building with the existing school and promoting a sense of
cohesiveness across the site. Both new buildings would also feature vertical larch timber
cladding (across the pitch of the nursery building and the second storey of the new
classroom block). This is considered desirable and is an acceptable design solution.

Concern has been raised that the addition of the two new buildings would be detrimental
to the area and views from neighbouring residential properties, particularly those in the
Gorse Road and Thistle Walk area. Given the small, single storey nature of the nursery
building and the complementary design; this is not considered to present an
unacceptable adverse addition to the vista above and beyond the existing school
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buildings. With regard to the two-storey teaching block, whilst this would be higher than
the majority of the existing school buildings, the timber cladding would soften the
appearance. Furthermore, the proposed development is within an established school
site, in a fairly densely populated residential area. There is a housing development to to
the east of the site with a number of two storey dwellings which features in the same line
of view as the proposed teaching block. Therefore, it is concluded that the addition of
this building would not feature in excess of the development already in the area and
would not have an unacceptable impact on terms of design and massing. | therefore
consider that the design and layout of the proposed development is acceptable in the
context of the existing school site and surrounding development and planning policy.

Highways

23.

24.

25.

26.

The proposal would see an increase in pupil roll from 222 to 420, with an increase in
staffing numbers from 36.9 FTE to 58 FTE. There would also be additional nursey
accommodation for 30 places in the morning and afternoon (currently this number is 25
in the morning and 20 in the afternoon). An increase in staff and pupil numbers will
unquestionably present some impact on the local highway network which needs to be
considered.

The Transport Assessment submitted in support of the planning application
demonstrates that the majority of pupils travel to and from school using sustainable
modes of transport, namely walking. The location of the school in a built up residential
area naturally lends itself to this arrangement. It is anticipated that the expansion of the
school would result in an increase in 38 vehicle trips in the morning peak hour and 40
vehicle trips in the afternoon peak hour; this equates to an average of 3 trips per minute
where there are currently 2. In light of transport policy considerations and the Highway
Officer’s advice, this is not considered to be an increase substantial enough to present
an unacceptable adverse impact on the local highway network. Furthermore, the
submission of a School Travel Plan would be required, to be updated annually, to
continue to encourage sustainable modes of transport in future years.

Kent County Council Highways Officers are satisfied that the proposal would not unduly
constrain the local highway network, further stating that the above figures indicate that
the parking accumulation would be a demand of around an additional 18 vehicles in the
afternoon, when parents wait for children to be released from school. Highway Officers
are of the view that there is sufficient capacity in surrounding roads to accommodate
these vehicles, especially as this generally coincides with a time when local residents
would be at work.

The element of the proposal which seeks to fence off the land adjacent to Sunny Bank
for school parking represents a profound source of contention within the application. The
land in question is owned by the County Council for Education purposes, however as it
has never been formally included in the perimeter fencing it is used by local residents
and individuals visiting the area. Concern is raised by residents that this proposal would
result in loss of parking in an area where residential parking is already limited.
Furthermore, there are complaints that staff members at Sunny Bank School regularly
park in surrounding residential roads which exacerbates the issue.
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27.

28.

29.

As the proposal seeks to increase the size of the school car park by 37 spaces, it is
anticipated that this would reduce the need for staff to park off-site, freeing up more
space for local residents. Highways Officers are of the view that the land in question
should strictly accommodate six spaces, which could reasonably be absorbed
elsewhere in the locality especially with the reduced demand from school staff.

It is acknowledged that this land has historically provided convenient parking for local
residents which would be lost should planning permission be granted. However, the land
is not owned by the Highways Authority and, as such, has never been allocated as
public parking. As the land in question is owned by the School, and given the need for
additional school accommodation to meet the needs of the local community, it is my
view that the historic use of the land should not prejudice the delivery of additional
community infrastructure. In any case, given the limited size of the parking space at
present as and a reduction in staff parking off-site, it is not considered that this proposal
would unreasonably compromise residential parking in the vicinity.

It is therefore considered that the proposed development would not result in
unacceptable adverse impacts on the local highway network, and that the introduction of
the additional parking spaces would lessen the school’s existing impact local amenity as
more staff are able to park on site.

Sustainability

30.

31.

32.

A modular style of construction is proposed. Such a style is generally less resource and
energy intensive than traditional construction methods and affords great potential for
sustainability to be incorporated into design, whilst still performing to the same
standards. The design of the buildings would be thermally efficient with openable
windows to allow natural ventilation if required and natural light would also be utilised in
teaching spaces through the introduction of large windows. The works would also see
the replacement of the school’s oil-fired heating system with more energy efficient gas
boilers.

Seven photovoltaic panels are proposed to be installed on the flat roof of the new
teaching block to provide renewable energy to the school, and the new carpark would
be equipped with charging points for electronic vehicles, reflective of wider initiatives to
move toward more sustainable technologies.

The proposal incorporates several measures to promote sustainability, both passively
through design and through the introduction of technologies to generate renewable
energy and reduce reliance on hydrocarbons. Therefore, | would conclude that the
proposal is acceptable in terms of promoting environmentally sustainable development.

Impact upon Green Spaces

33.

The school playing field associated with Sunny Bank School is allocated within the
Swale Borough Council Local Plan as an area of “Local Green Space”. As such Policy
DM18 of the Local Plan applies to the extension of the car park to the south west of the
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34.

main school building. Policy DM 18 advises that planning permission should only be
granted where the use of the land preserves the openness of the Local Green Space
and does not conflict with its purpose.

In this case, the land in question represents a small strip of land (approximately 280m?)
which would effectively bring the existing hard standing of the play surface to meet the
existing car park, resulting in the loss of a small strip of grass. The proposed
development being a car park would not introduce any structures which would impinge
on the openness of the area. The proposed development is therefore considered to
preserve the openness of the area which is of itself a sizeable piece of land; it would
therefore not conflict with its purpose as Local Green Space. As such, | do not consider
the proposal to be in conflict with Policy DM 18 of the Swale Local Plan and in my view
this should not represent grounds for refusal of planning permission in this instance.

Impact on Local Amenity

35.

36.

Representations have raised concern that the development would have an
unacceptable impact on local amenity by way of highway impacts, construction
operations and impacts on views from residential properties. As concluded in previous
sections, the impact on views is not considered to be unacceptable in this instance
given the scale and design of the development and the wider context of the site. The
nearest property would be approximately 18m from the proposed school building. It is
also of note, that the loss of a private view is not a material planning consideration.
Concern is raised over the impact of the fencing around the new car park area on
outlook from local properties. However, as the fencing around the new car park area is
proposed to be low level knee rail, | do not consider this to be an overriding issue. The
development is also considered to be satisfactory on highway grounds and will be
beneficial in reducing staff parking on residential streets.

Amenity impacts through construction are lessened by the proposal to utilise a modular
style of construction which reduces the timescale and the amount of work to be
undertaken on-site. However, it is accepted that as the school is within a residential
area, occupants of which could be adversely impacted by such operations. To address,
conditions would be applied to any planning permission which would mitigate any
impacts through the duration of construction. This would include the submission of a
Construction Management Strategy to be approved by the County Council (Planning
and Highways) prior to the commencement of development. Therefore, subject to such
conditions being included in any planning permission, | do not consider that the
development would have an unacceptable adverse impact on local amenity.

Drainage and Contamination

37.

New development should incorporate sustainable urban drainage solutions as
appropriate, including minimising the size of impermeable surfaces to reduce water run-
off where possible and ensure a neutral impact on flood risk. Furthermore, the site is
located over a number of environmentally sensitive areas, namely a Source Protection
Zone 1 and a Secondary A Aquifer. Consideration therefore needs to be given to ensure
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38.

39.

40.

that these areas are not at risk of contamination either through construction or use of the
development thereatfter.

Kent County Council Flood Risk Officers were consulted on the planning application and
are satisfied that the design does not increase the risk of flooding from surface water
and raise no objection to the proposal. They do however require the submission of a
detailed surface water drainage strategy prior to the commencement of any
development and advise that consultation be undertaken with the Environment Agency
to advise on matters pertaining to the Source Protection Zone. These can be addressed
by condition,

The Environment Agency advise of a medium risk of contamination during construction
operations due to historic land-uses of clay extraction and industry in the vicinity. A Site
Investigation Report was submitted in support of the application which argues that the
risks to controlled waters can be successfully managed. The Environment Agency agree
with this conclusion, however they require the submission of more detailed information
to be secured by condition. They recommend several conditions relating to drainage and
contamination, including the requirement for a detailed remediation strategy prior to the
commencement of any development.

It is proposed to attach all recommended conditions relating to drainage and
contamination to any planning permission. Further liaison would then be undertaken
with the relevant bodies to ensure that the detail is of a satisfactory level prior to any
development taking place. | therefore consider that subject to conditions being imposed
as advised, any impact that the development may have on flood risk or pollution can be
successfully mitigated and the development is acceptable in this respect.

Landscape and Vegetation

41.

42.

The proposed nursery block would be sited over a grassed area to the north-east of the
site. Three trees are proposed to be removed in this area to accommodate the
development, with one proposed to be replanted within the external play spaces to
improve amenity on site. An Arboricultural Impact Assessment was submitted in support
of the application which demonstrates that trees off-site, along the northern boundary of
the school car park could also be impacted by the proposal and may require removal. It
is argued however that these trees are in poor specimens and exist as suckering
regrowth.

| consider it important that where retention of any trees or shrubbery is not possible,
they should be replaced in a suitable location elsewhere on site. The School complex
provides green space within a built-up area and vegetation contributes to the amenity of
this space. Liaison with Amey technical advisors has led to the same conclusion, with a
number of conditions recommended requiring the submission of a detailed landscaping
scheme to ensure that trees are adequately protected during construction operations,
replaced where their removal is unavoidable and thereafter protected and maintained. |
consider that subject to such conditions being adhered to and a suitable landscaping
scheme being agreed and thereafter implemented, that the development would not have
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an adverse impact on the local landscape. Such a scheme should incorporate species
to encourage bee pollination.

Conclusion

43. The proposal seeks to provide additional primary school and nursery accommodation
along with the relocation off the School onto one site. It is concluded that there is a
justified need for the development, the design is appropriate in this instance and impacts
on highways and local amenity can be satisfactorily mitigated. The development would
not have an adverse impact on flood risk or water resources subject to the imposition of
relevant conditions. Furthermore, the development would not conflict with the purpose of
the Local Green Space and suitable measures have been undertaken to create a
sustainable design, including the provision of photo voltaic and electric charging points. .

44, The development is in accordance with the general aims and objectives of the relevant
Development Plan Policies and the principles of the National Planning Policy
Framework and therefore my recommendation is that planning permission be granted
subject to conditions.

Recommendation

45. | RECOMMEND that PERMISSION BE GRANTED SUBJECT TO the imposition of
conditions covering (amongst other matters) the following:

e Commencement of development within three years of planning permission being
granted; and

e The development to be carried out in accordance with the permitted details; and
Development shall not begin in any phase until a detailed sustainable surface water
drainage scheme for the site has been submitted to (and approved in writing by) the
local planning authority; and

e Prior to commencement of the development, a Construction Management Strategy
shall be submitted for the approval of the County Planning Authority and be
thereafter implemented for the duration of construction; and

e Prior to the use of the site commencing; the provision and permanent retention of
cycle parking facilities and vehicle parking spaces as shown on the submitted plans,
including the EV charging points

e Prior to occupation of the development, the access details shown on the submitted
plans shall be provided

e Gates to be hung to open away from the highway; and
Submission of a School Travel Plan to be approved prior to occupation of the
development. The Travel Plan shall remain in force for the duration of the approved
use, and there shall be an annual review for a minimum of 5 years; and

e Within 6 months of the development commencing, details of measures showing how
the development will enhance biodiversity shall be submitted to and approved by the
County Planning Authority
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No development to commence until a remediation strategy to deal with the risks
associated with contamination has been submitted to, and approved in writing by, the
local planning authority; and

A verification report to be submitted to, and approved in writing by the County
Planning Authority, demonstrating the completion of works set out in the approved
remediation strategy and the effectiveness of the remediation; and

If, during development, contamination not previously identified is found to be present
at the site then no further development (unless otherwise agreed in writing with the
local planning authority) shall be carried out until a remediation strategy detailing how
this contamination will be dealt with has been submitted to, and approved in writing
by, the local planning authority; and

No drainage systems for the infiltration of surface water to the ground are permitted
other than with the written consent of the local planning authority; and

Piling using penetrative methods shall not be carried out other than with the written
consent of the local planning authority; and

Prior to commencement of development, a detailed planting plan is to be submitted
for the approval of the County Planning Authority. The scheme shall include species
to encourage bee pollination. Trees within areas of hardstanding should include
details of appropriate underground infrastructure to ensure that they thrive in the long
term; and

Any trees lost as a result of the proposals should be replaced with those of a similar
size and appropriate species. If any trees or plants which within a period of five years
from the completion of the development die, are removed or become seriously
damaged / diseased shall be replaced in the next planting season with others of
similar size and species, unless the Planning Authority gives written consent to any
variation; and

A tree constraints plan in accordance with BS5837 2012: Trees in relation to design,
demolition and construction, shall be submitted for approval before construction work
begins on site in order to inform any design work; and

Details of any trenches or services in the fenced off Root Protection Areas shall
require the prior consent of the Planning Authority and all trenches shall be dug and
backfilled by hand and any tree roots encountered with a diameter of 25mm or more
shall be left unsevered; and

Any tree / shrub / hedge removals proposed as part of this scheme must be carried
out outside of bird nesting season (1st Feb — 31st August inclusive); and

All planting, seeding or turfing comprised in the approved details of landscaping shall
be carried out in the first planting and seeding season following the occupation of the
site or the completion of the development, whichever is the sooner.

46. | FURTHER RECOMMEND that the following INFORMATIVES be added:

It is the responsibility of the applicant to ensure , before the development hereby
approved is commenced, that all necessary highway approvals and consents where
required are obtained and that the limits of highway boundary are clearly established
in order to avoid any enforcement action being taken by the Highway Authority.

The applicant is reminded that, under the Wildlife and Countryside Act 1981, as
amended (section 1), it is an offence to remove, damage or destroy the nest of any
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wild bird while that nest is in use or being built. Planning consent for a development
does not provide a defence against prosecution under this Act. Trees and scrub are
present on the application site and are assumed to contain nesting birds between 1st
March and 31st August, unless a recent survey has been undertaken by a competent
ecologist and has shown that nesting birds are not present.

| Case Officer: Mrs Alice Short Tel. no: 03000 413328 |

| 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.

AS/06/24/R7 Details of Odour Management Plan pursuant to condition 7 of planning
permission AS/06/24.
Ashford Wastewater Treatment Works, Canterbury Road, Ashford,
Kent TN24 9QB
Decision: Approved

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.

AS/15/648/R21 Details of a School Travel Plan pursuant to Condition 21 of planning
permission AS/15/648.
Finberry Primary School, Avocet Way, Finberry, Sevington, Ashford,
Kent TN25 7GS
Decision: Approved

CA/19/1513/R17 Details of a programme of building recording for the original school to
be demolished in accordance with a written specification and timetable
pursuant to Condition 17 of planning permission CA/19/1513.

Simon Langton Grammar School For Girls, Old Dover Road,
Canterbury, Kent CT1 3EW
Decision: Approved

GR/17/674/R16 Details of Community Use Agreement pursuant to condition (16) of
Planning Permission GR/17/674.
St Georges Church of England School (Primary School Campus),
Westcott Avenue, Gravesend, Kent DA11 7HP
Decision: Approved
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MA/19/501705/R13 Details of Archaeology pursuant to condition 13 of planning

MA/20/501934

SE/18/1726/RVAR

TM/18/7023/R

TM/20/164

TW/17/3344/R18

permission MA/19/501705.

Harrietsham Church Of England Primary School, West Street,
Harrietsham, Kent ME17 1JZ

Decision: Approved

A new proposed access road providing consistent and more direct
access to the existing playing field.

Five Acre Wood School, Boughton Lane, Maidstone, Kent ME15 9QF
Decision: Permitted

Details of Drainage Strategy and Operation & Maintenance Manual
pursuant to conditions 17 (in part - remaining phases only), 18 & 19 of
planning permission SE/18/1726.

Trinity School, Seal Hollow Road, Sevenoaks, Kent TN13 3SL
Decision: Approved

Request for a non-material amendment to planning permission
TW/18/7023 (as amended by TW/19/3535) for the proposed re-siting
of the approved fence to the north of the loop road.

Hawkenbury Farm, Hawkenbury Road, Tunbridge Wells, Kent
TN3 9AD

Decision: Approved

Erection of permanent pre-fabricated single storey double classroom
block.

The East Malling Centre, Chapman Way, East Malling, Kent
ME19 6SD

Decision: Approved

Details of a landscaping scheme pursuant to Condition 18 of planning
permission TW/17/3344.

Land South of Rolvenden Road, Benenden, Cranbrook, Kent
TN17 4DN

Decision: Approved
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E3 TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT
ASSESSMENT) REGULATIONS 2017 - SCREENING OPINIONS
ADOPTED UNDER DELEGATED POWERS

Background Documents —

e The deposited documents.
Town and Country Planning (Environmental Impact Assessment) Regulations 2017.
e The Government’s Online Planning Practice Guidance-Environmental Impact
Assessment/Screening Schedule 2 Projects

(a) 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:-

TM/88/1002/RVARA - Request for approval of details pursuant to conditions 4, 7, 8,
12, 17 and 27 of planning permission TM/88/1002 relating to 5-year schemes of
working, restoration and aftercare, prior approval for static replacement processing
plant and ancillary mobile plant and equipment, amended internal road layout,
replacement weighbridge and weighbridge office, wheel wash, storage and staff
welfare facilities and updated schemes of blasting and blast monitoring.

Blaise Farm Quarry, Blaise Quarry Road, Kings Hill, West Malling, Kent ME19 4PN

(b) 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
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E4

TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT
ASSESSMENT) REGULATIONS 2017 - 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 2017.
The Government’s Online Planning Practice Guidance-Environmental Impact
Assessment/Preparing an Environmental Statement
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