
Head of Development Management and Strategic Sites P

Planning Committee
Wednesday the 19th September 2018 at 7.00pm

______________________________________________________________________

Update Report for the Committee
The following notes and attached papers will be referred to at the meeting and will 
provide updated information to the Committee to reflect changes in circumstances 
and officer advice since the reports on the agenda were prepared

3. Minutes – To approve the Minutes of the Meeting of this Committee held on the 
15th August 2018

4. Amendment to Minute 107/7/18 – Waterbrook Park, Waterbrook Avenue, 
Sevington – Application Number 18/00098/AS

5. Requests for Deferral/Withdrawal

6. Schedule of Applications

(a) 18/00410/AS - Pett Farm, Pett Lane, Charing, Ashford, TN27 0DS - Change 
of use of land for the stationing of a residential mobile home in connection 
with a farm and equestrian business

Members are advised that this development has now been carried out and that 
permission is sought retrospectively. The case officer has visited the site in the light of 
this change and the pictures on display at the meeting show the mobile home in relation 
to farm buildings, the riding manege and the hardstanding between the mobile home and 
the fence to the rear garden of Pett House. 

Members are also advised that the proposed decked area has not been removed as 
stated in para 8, pg 7. It has been reduced in size to a small covered area at the entrance 
on the north-west elevation as shown in Figure 3, pg 8 and as can be seen on the 
pictures on display. 

Further representations

1 letter of objection has been received from the neighbour at Pett House drawing 
Members attention to the fact that the application for the stationing of the mobile home is 
now retrospective. A copy is attached to this Update Report as Appendix 1. In respect of 
the post-script recommending that the Council moves forthwith to enforcement action as 
a result of the recent events, whilst I do understand the objectors’ frustration, the NPPG 
guidance requires LPAs to consider a retrospective application in the normal way with 
enforcement action being a remedy should a retrospective  application not be granted. 

With regard to the matters raised (agricultural need, overlooking, visual impact and 
alternative sites) these are all addressed in the report.
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With regard to the objector’s request for a Section 106 agreement tying the mobile home 
to the applicant and the farm, the NPPF advises that LPA’s should consider the use of 
conditions in the first instance and planning obligations should only be used where it not 
possible to address impacts though a planning condition. In this case, an agricultural 
occupancy condition is proposed as Condition 1. I consider that this approach is 
reasonable, necessary, relevant to planning and the nature of the development 
concerned and is enforceable.  I do not consider a Section 106 agreement is necessary 
in this case.  

3 further letters of support of the application have been received stating the following;-

 It is essential for someone to be on site for the welfare and safety of the horse 
stabled overnight and also the sheep winter grazing on the farm. 

 The farm has been subject to theft and so there is a need for someone to be one 
site to provide security. 

Rewording of conditions

Adjustment to the wording of the following conditions is recommended in the light of the 
mobile home having been installed on site. The adjustments require details for further 
consideration to be submitted within a defined time period relating to any grant of 
planning permission rather than using ‘prior to commencement’ as the trigger.

Conditions 1 and 2 below are amended to reflect the specific case advanced in support 
of the need for the facility at the site.

Condition 1

The use of the site for the stationing of a single mobile home and the occupation of the 
mobile home hereby permitted shall be carried out only by Mr Boyd Roberts and any 
resident dependents unless otherwise agreed by the Local Planning Authority.

Reason: The site is outside any area in which residential development would normally be 
permitted unless essential to the local needs of agriculture or forestry and, in this case, 
the essential need is in relation to the applicant’s pig-keeping and equestrian business.

Condition 2

The use of the site for the stationing of a single mobile home shall cease by 19th 
September 2021 or the cessation of the pig-keeping or equestrian uses of Pett Farm 
whichever shall occur first. The mobile home, concrete base and all materials and 
equipment brought on to the site in connection with the use shall be removed and the 
land restored to grass within three months following 19 th September 2021 or the 
cessation of the pig-keeping or equestrian uses of Pett Farm.

Condition 3 

Within one month of the date of this decision, details of the means of disposal of foul 
sewage shall be submitted to and approved in writing by the Local Planning Authority. 
The approved works shall thereafter be installed within one month of the approval of the 

Page 2



- 3 -

Local Planning Authority having been given and the approved works shall be retained in 
an effective working order whilst the mobile home remains at the site.

Condition 4

Within one month of the date of this decision, details of a landscaping scheme for the site 
which shall include proposed screening on the south west boundary shall be submitted to 
and approved in writing by the Local Planning Authority. The approved scheme shall be 
carried out fully within a planting timetable to be agreed as part of the landscaping 
scheme which shall provide for planting in the forthcoming planting season.  Any trees or 
other plants which within a period of five years following planting die, are removed or 
become seriously damaged or diseased shall be replaced in the next available planting 
season with others of a similar size and species unless the Local Planning Authority give 
prior written approval to any variation

(b) 18/00029/AS - Land south of the Swan Hotel, Maidstone Road, Charing, Kent 
- Submission of an outline planning application for up to 135 dwellings 
(including up to 40% affordable housing) introduction of structural planting 
and landscaping, informal public open space and children's play area 
(LEAP), vehicular access from the A20/Maidstone Road and associated 
ancillary works. All matters reserved with the exception of access from the 
A20/Maidstone Road

Main changes to the Local Plan 

Since the publication of this report the main modifications to the Local Plan 2030 
have been compiled and are now out for consultation (6 week period). The 
changes to policy S55. The changes are not significant and are set out below: 
amended is set out in the update report. Additions are shown in bold and deletions 
shown with a strikethrough.

4.491 The approach into the village of Charing along the A20 from the west is an 
important entrance to the village and the development of the site presents the 
opportunity to establish a clear edge on this western boundary. with suitable 
boundary treatment of planting and landscaping adjoining lower density 
development on this western edge. An appropriate tree belt, supported by 
suitable boundary treatment, along the western edge to the development 
should be created. This should also extend along the northern boundary of 
the site, to the rear of the Swan Hotel. In addition, there is an existing tree and 
hedge boundary between this site and Poppyfields and this should be retained 
and enhanced as part of this development. the current mature hedgerows that 
run through the centre of the site and the tree boundaries between the site 
and the Poppyfields development should be retained and wherever possible 
enhanced.

4.492 Development on this site shall be directly accessed from the A20 and 
this access should incorporate a right-turn lane off the A20, as requested by 
the Highway Authority. There are a number of options to achieve direct access 
the site directly from the onto the A20 along the northern edge of the site which 
could be provided, including in coordination with the access to the adjoining S28 Page 3
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site allocation. A suitable emergency access either onto the A20 or to 
Poppyfields is also required.

4.492 a) To improve the accessibility of the site and its connections to the 
village, a new footpath along the southern side of the A20 to connect with 
existing footpath connections at the A20/A252 roundabout junction is 
required. In addition, the There is no vehicular access into the adjacent 
Poppyfields development but there is the opportunity to create pedestrian and 
cycle access into Poppyfields should be explored as part of any proposal so 
that the this development that can link into the wider network connecting with the 
village and the other footpaths in the area.

Amend policy criteria b through to h.

b) Create an appropriate soft landscaped tree belt along the northern and 
western edge to the development and along the northern boundary to the rear 
of the Swan Hotel; to establish a clear western edge to the development with 
substantial boundary planting;

c) Retain and wherever possible enhance the current mature hedgerows that 
run through the centre of the site and tree boundaries between the site and the
Poppyfields development;

d) Be accessed directly from the A20 including the provision of a right-turn 
lane,

e) Provide a new footpath along the southern side of the A20 to connect with 
existing footpath connections at the A20/A252 roundabout junction,

f) Provide a suitable emergency access either onto the A20 or to 
Poppyfields,

g) e) Explore the opportunities to deliver Provide a new pedestrian and cycle 
routes throughout the development to connect with the adjoining Poppyfields 
development and to existing adjacent PRoW;

h) f) Provide an appropriate contribution towards the provision, management and 
maintenance of related community facilities and infrastructure;

i) g) Provide a connection to the nearest point of adequate capacity in the 
sewerage network, in collaboration with the service provider;  and

j) h) Provide future access to the existing sewerage infrastructure for maintenance 
and upsizing purposes.

In response to the main changes the applicant has confirmed the following; 

 There is adequate land for a tree belt to be included to the north and west 
of the site and this will form part of the detailed design;

 Trees and hedgerows in the centre of the site  are being retained and there 
retention can be conditioned;

 The access strategy includes a right turn off the A20;
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 An emergency access onto the A20 is proposed via either the 3.7m strip of 
hardstanding to the west of the proposed access of through  the Swan Hotel 
car park; 

 The access strategy includes a new footpath on the A20 and we would be 
happy to provide / contribute to the cost of implementation of a continuous 
link to the roundabout;

 Access to Poppyfields is being explored and will continue to be so at this 
stage. However, access is not possible at present but this is an aspiration of 
the policy only and not a requirement. The proposal therefore complies with 
this part of the policy; and

 The proposal connects in to the existing PROW

As such the applicant considers that the proposed application would meet the 
amended S55 policy criteria. I agree with that assessment. 

Ecology

A further letter of objection has been received 19 September from a local resident 
concerning ecological matters. In particular the representation makes reference to 
discussions with KWT who advised the objector that KWT have reassessed the 
site and have confirmed that it meets the Local Wildlife Site criteria within the 
Species Rich Grassland Category. This letter of representation is appended as 
Appendix 2 to this report. 

An e-mail was received 11 September from Kent County Council  Ecology in 
response to the same information and the subsequent response from the 
applicant’s ecologist. KCC states the following:- 

“The habitat has been identified as neutral grassland but the quality is not good 
enough for it to be considered a priority habitat.  If the management changed in 
the future the botanical diversity may improve however at the moment it is not of 
sufficient quality.” As such KCC’s ecological advice remains unchanged.”

I remain satisfied that ecological mitigation can be suitably addressed by proposed 
Condition 29 (Landscape & Ecological Mitigation Plan). 

Highways
Letter forwarded by Charing Parish Council from Socium (highway consultants) to 
the Parish Council and which also makes reference to S28. This is attached as 
Appendix 3. In summary, this states the following;- 

 An assessment of junction separation has been undertaken. This has found 
that the proposed access associated with Land South of the Swan Hotel 
would be situated 47 metres to the east of the existing access to be utilised 
for the Land rear of Charing Motors development and associated mixed use 
scheme. The workshop access is located 54 metres to the west of this 
access. ……it is noted that the typical parameter for adjacent junction 
spacing is 60 metres, for local distributor roads, with an absolute minimum 
spacing of 30 metres (KCC Guidance).Page 5
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 Whilst the spacing between the accesses is above the absolute minimum 
parameter outlined, two right turn lanes will be provided on the A20 to 
accommodate the needs of the two sites under consideration. These right 
turn lanes lie immediately adjacent to each other. Given their proximity, it is 
likely that vehicles turning right into the sites may confuse the two right turn 
lanes on approach.

 it is considered that the proximity of the junctions and the changes in 
junction working associated with the planned development at this location, 
will increase the opportunity for highway safety issues to arise, due to the 
increased risk of driver confusion and conflicting vehicle movements.

In response KH&T has advised that the scale of the development at S28 does not 
require a right turn lane. A right turn lane is not therefore proposed to serve S28. 
KCC have confirmed that they have nothing further to add to their previous 
responses in relation to S55 and S28.  Furthermore, the applicant has also 
responded making the following points;-

 The length of the right turn lane proposed has been designed in 
accordance with the required standards and agreed with KHS. 

 The volume of traffic likely to be generated by the Charing Motors site will 
be minimal during the peak periods. As such, the potential for conflict is 
minor. 

 The Road Safety Audit would have considered all aspects of the proposed 
design including the spacing and interaction of adjacent junctions.

My conclusion on the highway acceptability of the development therefore remains 
as per the report. The works to the highway will be the subject of a s.278 
agreement.

General updates
In respect of Table 1, discussions are ongoing between the applicant the Council 
and the Parish Council in relation to local projects for which S106 contributions are 
being sought. The Council and the agent are in the process of agreeing the 
condition wording and good progress has been made. 

(c) 17/01926/AS - Land rear of Charing Motors Ltd, Northdown Service Station, 
Maidstone Road, Charing TN27 0JS - Outline application for the erection of 
up to 17 dwellings and associated infrastructure with means of access from 
Maidstone Road to be considered in detail

Since the publication of this report the main modifications to the Local Plan 2030 
have been compiled and are now out for consultation (6 week period). The 
changes to policy S28 are not significant however the policy as amended is set out 
below with additional added text in bold and underlined and removed text shown 
struck out. Para 4.928 has also been added in respect of the need for well-
considered additional structural planting and this is reflected part (d) of the Page 6
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proposed Policy text. In the light of that, I propose to reinforce the point by an 
additional Informative.  

Amend Policy S28 as follows:

Land at Northdown Service Station is proposed for residential development for an 
indicative capacity of up to 20 dwellings.20 dwellings. Development proposals for 
this site shall:

a) Be designed and laid out in such a way as to protect the character and setting of 
the Kent Downs AONB and surrounding countryside. Particular attention needs 
to be given to the topography of the site, impact upon the adjoining AONB and 
advice in the Charing Parish Design Statement. The development should 
comprise a mix of dwelling types with a maximum of two storeys in height;

b) Provide vehicle access onto the A20 Maidstone Road, as shown on the policies 
map;

c) Retain the existing employment uses on the frontage where possible;
d) Retain and, where possible, enhance the hedge and tree boundaries around and 

within the site, particularly where there is adjoining countryside, and provide 
additional structural planting along the western boundary;

e) Ensure that any land contamination issues are satisfactorily investigated and 
resolved or mitigated.

Additional Informative 

The applicant is advised that well considered additional structural planting will be 
required on the site boundaries, particularly in respect of the western boundary. 

1 additional condition is requested

No dwelling the subject of this permission shall be occupied until the petrol filling 
station and shop (granted planning permission for redevelopment under ref 
17/00865/AS) has ceased trading and the buildings on the site demolished.

Reason: To ensure a comprehensive development across the whole of this 
allocated site and in the interest of residential  amenity.

(d) 18/00947/AS - Two Oaks Farm, Bourne Road, Aldington, Ashford, TN25 7AW - 
Part First Floor Extension
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Appendix 1 – Representation from Mr J E Hosking

For the attention of the Chairman and members of ABC Planning Committee
Wednesday, 19 th September 2018.

18/00410/AS Temporary change of land use for new residence at Pett Fm, Charing

I am the owner-occupier of Pett House, the nearest residence to the proposed site, 
where I have lived for the past 50 years.   I farmed at Pett Farm (including pigs) for 25 
years, and I have observed a number of commendable improvements made there by the 
applicant in the last three or four years.  However, for the following significant reasons, I 
find it necessary to OBJECT to the current application.  
Please read the PS overleaf before continuing.

Planning reasons
1. Overlooking: The proposed site for the new house would be within 25 yds of my 

property, and at least 10 ft above my house; it would undoubtedly harm the 
amenity of my property.   ‘Overlooking’ is an acceptable and established reason 
for refusing planning permission.   Local ABC Policy HOU5 states that “non-
isolated residential development must not harm neighbouring uses or the amenity 
of nearby residents”.
There is no natural screening between the proposed site and my property.

2. North Downs AONB: Pett Farm lies within this protected area, in which visual 
impact is all-important.   The new dwelling would be in an exposed position on the 
perimeter of the farmstead, where it would have maximum impact on visual 
amenity, and be clearly seen from the Pilgrims’ Way.  It would certainly not 
‘conserve and enhance the character of the landscape’ (required by the Nat. 
Planning Policy Framework). 

Other reasons

1. Alternative sites: It is not essential for the dwelling to be placed where proposed.   
There are several equally-suitable (if not more so) sites which would fit more 
comfortably within the ‘existing cluster of built development’, with the following 
advantages:

- Avoid harm to neighbours’ amenity and AONB visibility
- Less exposed, more central, more convenient position within farmstead
- Easier connection to services
- Better scope for close supervision and management
- Improved, more direct sight-line to entrance, stables etc.
- Better visibility of other farm activities and contact with visitors
- Easier acceptance of deliveries.

2. Consultants’ Report (Rural Planning Ltd):  This application requires the 
applicant to establish an over-riding agricultural need for an on-site residence.  As 
a farmer (retired), I do not believe the report proves a need at Pett Farm and 
disagree with its optimistic conclusions, for the following reasons:

- The applicant is primarily a landlord, letting land (>60%) and buildings to 
other people, but care of livestock is the principal reason given for the 
applicant’s wish to live on site.  However, he claims responsibility for 
only a few pigs and out-of-hours oversight of DIY livery horses (a non-
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agricultural activity); agisted sheep are separately tended by their 
owners.

- A ‘sound financial basis’ has not been demonstrated.  The forecast 
“viability of the venture” is too optimistic, especially bearing in mind 
recurrent slumps in the pig market.

                                                                                                                    [Overleaf .........  

                                                                                                                   

                                                                                                                                         
2/2 

Additional Comments

A. Report of ABC Head of Development Management & Strategic Sites
 Plans do not show the points from which water and electricity will be taken, 

nor the location of the sealed cesspool (para.9).   Applicant’s description is 
accepted without question.

 Quoting from HOU5 (para.18), the report ignores reference to avoidance of 
‘harm to neighbouring uses or the amenity of nearby residents’

 The interests and convenience of the applicant (para.43) are supported in 
the report at the expense of my amenity and rights. 

 There is no evidence of a serious attempt by ABC to involve objectors in 
securing a successful outcome or acceptable compromise.

 Undue importance is attached to sight-lines (para.31); the application is for 
a house, not a watch-tower.

 Close-board fencing at the rear of my property (para.35) should not be 
relied upon to solve the overlooking problem.   Provision of effective 
screening for that purpose is the sole responsibility of the applicant (See 
‘Conditions’ (4) below).

B. Conditions
If the Committee is minded to grant the application, I ask that the following points 
be taken into consideration:

 Restrict permission to the applicant (not to ‘the person solely or mainly 
working ...’ etc. as suggested in Condition 1), and only so long as he is 
engaged with the whole farm

 Condition 2 (expiry of temporary period) would be acceptable, but 
specifically cessation of pig-keeping or equestrian uses (not just ‘agricultural 
uses’) should trigger termination and removal of house at any time.

 Tree screening (Condition 4) would be essential.  It would have to (a) 
consist of 8-10 ft evergreen trees (not mixed native), (b) be planted at least 
6 ft from and along the entire length of the north-east boundary between my 
property and the applicant’s, (c) at no greater intervals than 4 ft, (d) with 
strict conditions re maintenance, replacement etc. for at least five years.   

 Condition 5 (external lighting) would be acceptable, with added condition 
that no CCTV cameras are to face my property.

 Add a Section 106 planning agreement, so that the house would be 
attached to both the applicant and the whole farm as at present constituted, 
so that one could not be sold without the other.

 Add a condition to remove any Permitted Development Rights which may 
arise following success of this application.

I would ask that I be consulted before any conditions are agreed with the applicant, 
especially in regard to Condition 4 (Landscaping Scheme).
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P. S. I have become aware during the last few days that the applicant has ‘jumped the 
gun’, and already completed a substantial part of the dwelling in question, without first 
obtaining planning permission.  This action fits with a history of Pett Farm - in which 
unauthorised changes of use take place, followed by ineffectual enforcement - and 
appears to invalidate the current application, prejudice further discussion, and render the 
above notes obsolete.   I therefore invite the Planning Committee to declare the 
application void, and to issue forthwith an enforceable Order for removal of the home 
(said to be ‘mobile’, so should be easy to move), accompanied by a Stop Notice or 
Injunction against its use in the meantime.   

Failure by the Council to take such action will reinforce the appearance of impotence, 
encourage others to think they can also disregard the regulations with impunity, and 
make further participation by honest objectors seem rather pointless.
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18/00029/AS Appendix 2 – letter from J Langton 19/09/18
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18/00029/AS Appendix 3 – Letter from Socium to Charing Parish Council 
dated 18/09/18 
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