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Application Number 

 

18/01168/AS 

Location     

 

Kent Wool Growers Ltd, Brundrett House, Tannery Lane, 

Ashford, Kent, TN23 1PN 

 

Grid Reference 

 

01316/42484 

Parish Council 

 

None 

Ward 

 

Victoria (Ashford)  

Application 

Description 

 

Demolition of existing buildings (except Whist House) and 

redevelopment to provide 254 residential units within four 

apartment buildings and works associated with the 

restoration of Whist House to provide a 4-bed dwelling. All 

together with associated areas of new public realm, hard 

and soft landscaping, parking, plant and storage and 

access works.  

 

Applicant 

 

 

U+I (Ashford) Limited c/o Agent 

Agent 

 

Lichfields, 14 Regents Wharf, All Saints Street, Islington, 

London, N1 9RL 

 

Site Area 

 

1.19 hectares 

 

(a) 31/2R 

 

(b) - (c) AIA/R, EA/X, HE/X, KP/X 

NE/+, SG/X, SW/X, SER/X 

KCCH&T/R, KCC-H/R, 

KCC-ES/R,  KCC-ED/X,  

KCCF&WM/X , ABC-EH/R,  

ABC-ES/X, ABC-HS/X,    

ABC-D/X,  ABC-CSE/X 

 

Introduction 

1. This application is reported to the Planning Committee because it is classified as a 

‘major’ development and is of a scale that requires determination by the Planning 

Committee under the Council’s scheme of delegation. The application is made as a 

‘full’ application. The site plan is attached at Appendix 1. The amended site layout plan 

is attached as Annex 2.  
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2. The applicants carried out pre-application discussions with the local authority, as well 

as key stakeholders within the community. The proposal was also presented to the 

Ashford Design Panel – their feedback is attached at Annex 3.  

3. The application site is designated through policy S1 of the Submission Draft Local 

Plan. The ‘vision’ for the commercial quarter is set out on page 11 of the Submission 

Version Local Plan and states that a ‘regenerated Ashford Town Centre will expand 

significantly its leisure, cultural, educational and residential offer. A new Commercial 

Office Quarter next to the railway station will be a major economic impetus for the area, 

helping to substantially increase employment, trigger more spending in the town centre 

economy, and improve wage rates and skills levels. The town centre’s heritage will be 

conserved and enhanced alongside quality new public realm reflecting the various 

different character areas.’ 

4. Furthermore, at paragraph 3.104 the plan states that the commercial quarter will be 

the main business sector of the town, ‘intended to stimulate investment opportunities 

in new large-scale office space based around a high-quality environment with a 

location close to the domestic and international railway stations. The site is proposed 

for up to 55,000 square metres of new office floorspace.’     

5. The Preamble to Policy SP1 cites that there will be a strong emphasis within the 

Commercial Quarter on creating a strong network of routes and space, and a very 

high-quality public realm. It also states that the riverside frontage of the site is well 

suited to a residential-led mix of uses providing riverside access and direct pedestrian 

access over a new bridge to South Park and the Stour Centre. The listed (Grade II*) 

Whist House should also be restored as part of any regeneration scheme.  

6. Paragraph 4.10 sets out that unlike many parts of the town centre where a 

predominant, historic scale of 3-4 storeys exists, there is the opportunity for larger 

scale development blocks within the site. 

7. Through consultation with officers, the applicants have made efforts to ensure that their 

proposal takes into account any potential future developments on wider neighbouring 

sites.  

8. Given the scale of the development there is a requirement for Section 106 contributions 

to be provided. The applicant has submitted a viability report with the application, which 

provides an independent financial appraisal of the proposed development in order to 

assess the viability implications. This was to help identify the level of Section 106 costs 

that can be incurred without the scheme becoming unviable in a planning context. This 

report was then assessed by the Council’s independent Viability Consultant and this 

independent appraisal was conducted for the purposes of agreeing appropriate 

obligations.   
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Site and Surroundings  

The Site  

 

9. The application site is located in Ashford Town Centre (part of the Commercial Quarter) 

and lies approximately 200metres east of Station Road and immediately adjacent to 

the east of the Royal Mail Sorting Office. The site lies to the west of the Stour centre 

and Civic Centre complex, both of which lie beyond the river Stour. North of the site is 

Ashford School Playing fields and south of the site is the large office complex, 

International House. To the south-west of the application site is the recently completed 

office block (connect 38), which contains a number of varying uses including offices, 

dentist and cafeteria.  

 

10. The application site is 1.19ha in size, and currently includes a number of buildings, the 

majority of which are permanent structures, although there are a small number of 

temporary structures within the site. The majority of the site is covered by 

hardstanding, with vehicular access achieved from Tannery Lane.   

 

11. Of the existing buildings within the site the most prominent is the Grade II* listed Whist 

House which is located close to Tannery Lane. This is a two storey (with rooms in the 

roof) building constructed in 1707. It is an attractive building which contributes 

significantly to the character of the locality – although it has been heavily compromised 

by some of the more recent additions to the site.  

 

Figure 2: Site in relation to the town centre 
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12. In addition, there are a number of former tannery buildings on site which are to be 

removed. These are also of local interest, being of brick construction and directly 

related to the previous use of the site.  

 

13. There is a good level of tree cover alongside the River Stour at present although this 

is rather unkempt and does little to contribute to either the setting of the listed building, 

or the river itself.  

 

14. Along the western boundary to the Royal Mail are some self-seeded small trees 
and shrubs and a chain link security fence which also runs along the southern 
boundary. Immediately along the eastern boundary is the riverside with a relatively 
thick screen of self-seeded trees and shrubs. Along the north boundary with 
Tannery Lane is a 2m high metal railings and double gates at the access into the 
site. There are level differences along this northern edge of the site as Tannery 
Lane runs fairly level along this section as it has been constructed as a bridge over 
the river and is consequently elevated above the site as the site levels drop 
considerably down towards the river. This results in a significant retaining wall to 
the road being visible from within the site.  

 

15. The site is covered by Policy S1 within the Submission Version Local Plan (2017) 

which identifies the site as being suitable for redevelopment – for both commercial and 

residential purposes. Figure 1 (above) shows the area that this covers which extends 

beyond this application site, and runs up to the railway line (beyond International 

House) and up to the A2042 (Station Road), including the Royal Mail delivery site.  
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16. The site is located within a highly sustainable location, being within the town centre, 

and within close proximity to a number of services and facilities. The site is only 

160metres from Ashford International Station, 200m from Ashford College, 600m from 

the new cinema complex, 60m from the Stour Centre, and 650m from the core 

shopping area (County Square). For this reason, the Council have identified that this 

site can accommodate a good level of both commercial and residential units, reflecting 

the sustainable nature of the site.  

 

Transport Connections 

 

17. An important consideration of this proposal is where the site is located, and how it will 

interact with existing public transport connections, and local facilities, reducing the 

necessity for the use of the private motor car. Given the site’s proximity to the train 

station, there are good links to London, Maidstone, Canterbury and the rural hinterland 

(as well as mainland Europe) from this site. In addition, there are a large number of 

buses that stop at the station (and indeed along the A2040) which provide excellent 

links both within and beyond the borough. These links should reduce the reliance upon 

the use of the private motor car.   

 

Proposal 

18. This is a full planning application, submitted in July 2018, and proposes the 

redevelopment of the existing site, with the following new development proposed:  

Figure  Policy S1 (Commercial 

Quarter)  
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 Demolition of the existing buildings (with the exception of Whist House); which 

will be restored as a single dwelling);  

 The erection of 254 residential dwellings (all for market sale) 

 107 one-bedroom units, 136 two-bedroom units, and 8 three-bedroom units;  

 178 car parking spaces in total (168 for the apartments + 2 spaces for residents of 

Whist House and 8 visitor parking spaces);  

 Vehicular and pedestrian access routes through the site, include a new pedestrian 

footbridge across the River Stour.  

 Landscaping and public realm works within the application site. 

Amendments to the Application 
 

19. Since the application was deposited with the Council, there have been significant 
discussions between the applicant and officers, which have brought about the 
submission of two sets of amended plans. The most recent plans were submitted on 
the 22 November 2018 for review.  

 
20. At the time of finalising this report, some fine detail drawings and information in the 

supporting documents are in the process of being updated to accord with these final 
plans. Furthermore, CGIs are awaiting which we anticipate being made available for 
Members prior to the determination of this application at Planning Committee.  

 

21. In my opinion, none of the amendments made by the applicant require further public 
consultation, as these relate to the fine detail of individual buildings rather than the 
massing, scale or form of the buildings, or indeed the principle of development. There 
is however, further consultation with a number of statutory consultees, as these 
amendments do in part relate to comments that they have raised. At the time of writing 
this report, not all consultation responses have been received.  

 

Access 
 

22. Only one vehicular access into the site is proposed, being served from Tannery Lane 
on the northern side of the site. This access is proposed to not only serve this 
development but also potentially other parts of the Commercial Quarter as it comes 
forward.  

 
23. This access would be in the form of a shared surface which would run in a north-south 

direction through the western part of the site. This road would have car parking along 
its eastern edge, between the main thoroughfare and the buildings. Pedestrian and 
vehicular movements would both utilise the same space which would be privately 
maintained.  

 

24. Alongside Tannery Lane, an area of car parking would be provided that would serve 
the residential units, as well as provided visitor car parking – with a pedestrian access 
(stepped) provided at the eastern end linking up to Tannery Lane with the existing tall 
railings being replaced with smaller railings.  

 

25. All car parking would be accessed from this singular route, which ‘hugs’ the perimeter 
of the site. Undercroft parking would be provided for all proposed blocks, with each 
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having a singular point of access (this was amended from the original scheme which 
saw blocks C and D sharing the same access).  

 

26. Pedestrian access is also to be provided across the River Stour into South Park, by 
means of a new bridge – this would allow both pedestrian and cycle movements. This 
bridge has been designed by Alex Chinneck and is considered to be a significant 
benefit of this proposal.    

 

Layout 
 

27. The residential units would be accommodated within four distinct blocks, all of varying 
height and character. The proposal has been developed with careful consideration of 
the overall masterplanning of the site, in order to ensure that other components of the 
site can be delivered without harm to the built form of this element, or the residential 
amenity of future residents.  

 
28. Careful consideration has been given to the setting of the Grade II* listed building Whist 

House which sits in the north-eastern corner of the application site. This, together with 
a desire to open up the riverside frontage has resulted in the majority of the built form 
being pulled back into the centre and western part of the site, with areas of open space 
provided alongside the river, as well as in front of Whist House. The exception to this 
being Block D which sits behind the riverbank, and affords future residents direct views 
across it. 

 

29. The area of public open space lies immediately opposite Whist House and would 
extend down to the bridge which links across to South Park. This would open up the 
site to the general public, creating a link which does not currently exist.     
 
Scale and Density 
 

30. The proposal would be of a significant scale, rising up to 14 storeys at the highest 
point. The buildings would range from six storeys to 14 and would all be clustered 
relatively closely together (the detail of each block is set out below). This would be a 
significant development within the town centre, although within a location that has been 
identified as being suitable for significant scale and massing.  

 
31. The proposal would be of a high density (158 dph) which reflects the heights that are 

proposed. The use of this brownfield site, within a highly sustainable location for a 
development of this scale is acceptable in principle, subject to the detailed design 
being of a high standard that both reflects the quality of the built form within the town 
centre and also the aspirations of the Council in regeneration the town centre. An 
analysis of the form and design is provided later within this report.  
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32. Despite the relatively high density proposed, a small proportion of the site would be 
given over to public open space, which responds to the riverside location, and the 
necessity to provide communal open space for the future residents. The open space 
is important to provide a human scale to the development which would assist in 
softening the impact of the height and width of the proposal.  

 

33. Figure 4 (below) shows the layout of the development, and the level of open space 
that is to be provided. This also shows the level of separation between the buildings, 
which enables permeability as well as ‘breathing space’ within the development.  

 

34. The proposal would also allow for a suitable level of open space to the front of Whist 
House, which will ensure that its setting is not harmed.  

 
 
 
 
 
 
  

Figure 4. Layout of Proposal  
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 Block A 
 
35. Block A would be highly visible from Tannery Lane, given its proximity to the access 

point and would be located at the main thoroughfare for both pedestrians and those 
with vehicles entering and leaving the site.  
 

 
 

36. The building is proposed to be of six storeys 
with the ground floor accommodating the car 
parking provision (a total of 17 spaces), with 
the access on the southern side. Above this, 
there would be four floors with a mixture of 
one, two and three bedroom units (and 
communal spaces – lifts etc.). The upper 
most floor – the fifth with accommodation would be set back from the northern, eastern 
and southern elevations, which would allow for a terrace area to be provided for each 
of the four flats.  

 

Block A 

One Bedroom Units 9

Two Bedroom Units 18

Three Bedroom Units 2

Figure 5. Block A 
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37. The ground floor elevation would be provided with a hit and miss brick detailing, which 
would ensure that there would be some intervisibility between the internal parking area 
and the outside area. Above this the building would have a slight projection, and would 
be provided with metal cladding. Units would be provided with balconies that would 
overlook the opens space, as well as balconies to the rear.  

 

38. The top floor of the building would be set back from the façade, providing for a terraced 
area for all four flats within.   

 

39. The building would be accessed from the rear elevation, or from within the internal 
parking court. There would be level access to all floors from both means of access.  
The building is located close to Whist as illustrated below.  
 

 
 
Block B 

 

40. Block B is effectively the second building that is encountered as one enters the site 
from the vehicle access from Tannery Lane. This building, with a total of eight storeys 
is of a significantly greater mass than Block A, both in terms of height, but also width 
– and with the podium deck on the eastern side a greater perception of mass.  
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41. Due to the scale of the building, the architects have sought to articulate the building 

with a series of features that would ‘break up’ its mass. These features include the 
provision of projecting metal cladding ‘squares’ that would sit proud of the façade as 
well as balconies.  

 

42. As with Block A – Block B would have car parking provided at ground floor level, with 
hit and miss brickwork which enables some inter-visibility between inside and out. 
Again, access would be from the rear of the building (the main thoroughfare into the 
site) with a podium access provided to the front – with steps down to the public open 
space.  

 

43. This building would have a total of eight floors of accommodation provided, with the 
top two floors being set back from the façade. Materials would be similar that of Block 

Figure 6. Rear Elevation of Block B  

Block B

One Bedroom Units 20

Two Bedroom Units 38

Three Bedroom Units 0
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A, although there would be subtle differences in shades. This will be a substantial 
building, and as such officers have sought to ensure that the entrances into the building 
are of a sufficient scale to firstly be legible, but secondly be of an appropriate scale 
and form.  

 
44. Block B would open out onto the podium deck at first floor level, which whilst a publicly 

accessible space can also be utilised as communal open space. This podium would 
have small areas of landscaping provided (although due to weight constraints this will 
be low level).  
 

45. Again, the units within this block would be provided with balconies to ensure that 
private open space is in situ for each unit. These balconies are considered to be of a 
good size, to enable them to be utilised functionally.   

  
 Block C 
 
46. Block C will be the tallest building within the development, and will be taller than all 

buildings within the immediate surrounds. As such, there will be clear views of the 
development from both the immediate vicinity of the site but also from medium and 
long distance views.  

 
47. Given its prominent location and the scale of the building, its design has been subject 

to significant scrutiny, and through several design iterations. Initially concern was 
raised that the two elements of the building were too similar and as such there needed 
to be greater varying in both form and material. Amended plans were therefore 
submitted which show the significant change in materials.  

 

48. The smaller of the two towers that form Block C would be constructed of a black 
(charcoal coloured) brick with contrasting banding and gold balconies. Parking would 
be provided at ground floor level (with access from the riverside) with pedestrian 
access from the front and also from within the parking area.  

 

49. The taller of the two elements would be a total of 14 storeys in height, and would again 
be of a brick construction. Here, the bricks would be of a softer hue and would be 
detailed with an irregular square pattern.  The building would be provided with 
balconies.  
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50. Through negotiations, the applicant has been asked to ensure that the building is 
designed in such a way as to ensure that it does not appear as overbearing. The 
applicant has responded to this by changing the character of the entrance points, as 
well as providing a subtle change in the materials to the ground and first floor which 
differentiate it from the remaining storeys above.  
 
Block D 
 

51. Block D, which lies adjacent to the river is proposed to be of a different form to the 
remaining blocks, with a much larger level of 
glazing proposed within the key elevation (facing 
the river). The building would be seven storeys of 
residential accommodation with car parking 
provided underneath. Access to this car parking 
area is from the rear of the building.  

 

Block C

One Bedroom Units 36

Two Bedroom Units 44

Three Bedroom Units 0

Figure 8.  Detail & Elevation of Block C 
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BLOCK D – Riverside Elevation & Detailing 

 

52. The rear of the building is of a much different form, and throughout the life of the 
application significant amendments have been sought to address the shortcomings of 
this elevation in the first instance. The elevations now provided have a greater level of 
articulation, and variety of material which are considered to respond more positively to 
the form and appearance of the remainder of the development.   
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53. The building is now provided with two breaks in the rear elevation, that also respond 
to its form (being slightly splayed) as well as balconies which will provided layering as 
well as activity on this prominent elevation. The rear elevation would be constructed 
predominantly of brick, with a projecting element sitting above the ground floor which 
would again ensure that building does not appear as monolithic when approaching by 
car or on foot.  

 

54. A large cycle store and bin store is also to be provided within the ground floor of the 
proposal which would serve all residents of this block.  

Bridge and riverside green space 

55. A new area of attractive open space is proposed between Whist House and the 

development. The concept is based on the former tannery use of the site  

  

Block D

One Bedroom Units 42

Two Bedroom Units 36

Three Bedroom Units 6
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56. A new bridge is proposed to provide a connection between the site, and South Park 

and the station, Stour Centre and Council Offices thereafter. The bridge has been 

designed by artist Alex Chinneck and has been referred to as the ‘loop-the-loop’ bridge, 

creating a real focal point of the bridge as art in its own right. Whilst the plans submitted 

are illustrative only, the cost of delivering this bridge have been fully considered as part 

of the viability appraisal submitted with the application, and as such there is an 

expectation that a bridge of this quality will be provided as part of this application. 

Whist House 

57. This proposal seeks the restoration of Whist House back to a single dwelling. Its 

present lawful use is residential but property appears to have been vacant since the 

mid 1990’s. The restoration would be achieved with little intervention to the fabric of 

the building although the development would necessitate some alterations internally. 

Whist House is in a relatively poor state at present and this proposal would bring about 

the regeneration of this building, to provide a four bedroom dwelling.  
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58. The curtilage garden and interesting boundary walls, would be restored and the overall 

curtilage would significantly increase in size southwards as part of the proposals. 

Parking would be in a courtyard immediately to the north west of the property.   

Supporting Documents 

59. This section of the report sets out a summary of the main supporting documents 

submitted by the applicant.  

Planning Statement  

60. The planning statement sets out the background to the proposal and explains the 
rationale for the development of the site. It has identified certain key issues, 
considered the planning policy background at national and local levels and 
assessed the proposals against those factors.  

61. It states that the proposal is consistent with the principles of the draft allocation 
within the Submission Version Local Plan and with the Ashford Town Centre Area 
Action Plan.  

 
62. The Statement also sets out that the proposal would result in the improvement of 

the Grade II* listed Whist House, and would deliver new links through the site to 
the town centre – improving permeability between the town and the civic centre 
and train station.  

 

Design and Access Statement 
 

63. The D&A includes an in-depth analysis of the site comprising a description of the site 
with photographs, its history, an analysis of its connectivity, vehicular, pedestrian, cycle 
movement, the surrounding land uses, and building heights in relation to the 
masterplan for the development of Commercial Quarter. 
 

64. The D&A then goes on to examine the design process of the building, which involved 
different stakeholders (Design South East, Members of Ashford Borough Council and 
local residents) at different stages of the process. It explores different design, 
landscaping, sustainability options as well as the impact that the building will have on 
its surroundings. 

 

65. The D&A states that the proposed development works within the development 
framework of the wider masterplan for the ‘Commercial Quarter’ with the character of 
the proposed buildings fitting within the masterplan. 

 

 

Transport Assessment  

66. The report submitted which sets out the detailed parking provision for this development 

– although the plans have now been amended without an updated transport 

assessment being provided. At the time of writing, there remain a number of 
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outstanding matters and a holding objection from Kent County Council Highways, and 

we are awaiting a response from the applicant to address these matters.   

Air Quality Assessment  

67. The air quality assessment submitted with the application addresses the matter of dust 

during demolition and construction and also (to a lesser degree) the impact from 

additional traffic movements. The sustainable location and reduced car parking 

provision has resulted in lesser car movements from the site than might otherwise be 

anticipated within a development of this scale. The impact upon air quality is therefore 

considered to be negligible.  

68. The proposal has however identified a ‘medium risk’ in terms of the impact from dust 

and has suggested appropriate mitigation that can be provided which reduces this risk 

to ‘not significant’. These mitigation measures would need to be incorporated within 

any construction management plan agreed.  

Arboricultural Assessment  

69. An arboricultural assessment was submitted with the application, which sets out the 

impact upon the trees within the application site. This identifies which trees would be 

retained, and which would be removed by virtue of the development. The category two 

group of trees is located along the riverside, where none are sought to be removed, 

whereas the category three trees (some of which are to be removed) are located along 

the western and southern border.  

70. This assessment suggested a number of mitigation measures to ensure that the trees 

to be retained are suitably protected during both the demolition and construction 

phases.  

Archaeological Appraisal 

71. In accordance with relevant government planning policy and guidance, a desk-based 

assessment has been undertaken to clarify the archaeological potential of the study 

area.  

72. In terms of relevant designated archaeological assets, no World Heritage sites, 

Scheduled Monuments, Historic Battlefield or Historic Wreck sites are identified within 

the study area.  

73. The study site is located within an Area of Archaeological Potential as defined by Kent 

Historic Environment Record, most likely associated with the former Tannery works on 

the study site. The Stour Palaeolithic Character Assessment locates the study site 

within an area of moderate/high potential for Palaeolithic remains.  
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74. Based on the available evidence the study site is considered likely to have a moderate 

archaeological potential for the Roman period, and a generally low archaeological 

potential for all other pre-Post Medieval periods of human activity. Evidence for 

residual artefacts and palaeoenvironmental remains related to the alluvial deposits of 

the Great Stour may be present within the study site, whilst evidence for the Post 

Medieval/Modern former Tannery is anticipated. 

Economic Benefits Statement 

75. This statement provides an understanding as to what the potential economic benefits 

of the proposal may be, both during the construction phase and thereafter. It should 

be noted that this document is produced on the basis of 251 units, rather than the 254 

now proposed.  

76. It is suggested that the construction value of the development would be approximately 

£60m, with 173 construction jobs created over a three year build period. In addition, a 

total of £1.4m initial ‘moving in’ expenditure would come forward, with up to 38 extra 

supported jobs within the local economy. The report also sets out benefits to the local 

authority through New Homes Bonus and extra Council Tax revenues.  

Daylight and Sunlight Amenity  

77. This report was written and based upon the requirements of BS8206-2: 1992, and it 

states that the design of the proposal has been developed in through careful 

consideration of this matter for future residents.  

78. The analysis shows that the levels of daylight amenity received to the habitable rooms 

within the proposed development would be commensurate, or even exceed, that of 

many recent developments in town centre locations and are in line with the 

expectations of occupants of such an area. Most rooms meet or exceed BRE criteria 

and the scheme has been carefully designed to provide living accommodation which 

meets modern day expectations.  

79. The scheme has also been carefully designed to maximise the number of rooms with 

access to direct sunlight. Many of the apartments have access to balconies and these 

provide quality external amenity space, although this does mean that a trade-off must 

be made with the levels of sunlight received to the windows below the balconies, 

meaning that achieving the target values can be difficult to achieve. 

80. The report concludes that the daylight and sunlight levels achieved are consistent with 

other modern urban developments and commensurate with expectations of occupants 

living in such a location. 
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Energy and Sustainability Statement 

81. This report sought to set out and justify (where necessary) the measures that could be 

incorporated across the lifecycle of the proposed development to ensure high levels of 

performance and long-term viability. This sets out that the buildings will be of a higher 

specification than current building regulations and that a number of matters have been 

considered through the design process – including:  

The impacts of the building on air quality, external noise, and transport systems have 

been included to ensure that future residents have a high level of amenity. The report 

concludes by saying that the development will be a high quality, and sustainable form 

of build.  

Environmental Acoustic Assessment 

82. In accordance with the requirements of the NPPF, significant adverse impacts on 

health / quality of life should be avoided and any adverse impacts should be mitigated 

and minimised. This report, sets out the mitigation by means of ‘closed window’ 

solutions will achieve the requirements of the NPPF and will allow benchmark 

standards to be met. It also concludes that residential developments are not typically 

considered as a source of noise during the occupational phase. As a result, the 

completed development is unlikely to introduce any significant noise sources that 

would have a negative impact on existing neighbouring sensitive receptors. However, 

they may be impacted upon during the construction phases. The use of good practice 

measures and standard controlled working hours will help to minimise any negative 

impact during the relatively short duration construction works. 

Flood Risk Assessment 

83. The flood risk assessment highlights that there are some potential flood risks related 

to the Site predominantly from risks associated with fluvial and surface water flooding 

both to and as a result of the proposed development. However, it is considered likely 

that risks and impacts could be managed to an appropriate level with the adoption of 

mitigation measures as part of the proposed development such as locating new 

residential units outside areas of the site at the highest probability of flooding.  

84. Furthermore, the proposed development plans include a reduction on the area of hard 

standing surfacing within the site as well as attenuating generated surface water flows 

from the site prior to discharge into the adjacent River Stour, therefore mitigating flood 

risk as a result of the development.  

85. These details are considered in full within this report, with mitigation measures fully 

considered as part of this proposal.  

  



Ashford Borough Council - Report of Head of Development Management and Strategic Sites 

Planning Committee 12 December 2018 

___________________________________________________________________ 

 

 

 

Geo-Environmental Assessment  

86. A Geo-Environmental Assessment was requested by U+I (Ashford) Limited. The 

purpose of the assessment was to identify any preliminary contaminative issues 

associated with the site which might impact on the site’s redevelopment.  

87. In terms of remediation, it is thought to be limited to the excavation and treatment of 

locally impacted soils, including stabilisation, and provision of clean cover in soft 

landscaped areas. The removal of soil-based sources is considered to be sufficient to 

remediate contaminated groundwater, however, further investigation is required with 

regards to ammonia detected in groundwater. It is considered however that these 

matters can be dealt with through the imposition of suitable conditions.  

Heritage, Townscape and Visual Impact Assessment 

88. This report was submitted to address the impact of the development upon the town 

centre and the immediate locality of the site. The reports findings are summarised 

below:  

 Townscape – the proposed development would deliver either neutral or minor 

beneficial change to the Commercial Quarter and surrounding townscape 

character areas. The scheme would improve the townscape character of the site, 

replacing an area of generally low townscape value and sensitivity with a high 

quality residential scheme which creates improved north-south connectivity. The 

architectural scale is informed by the existing townscape character established by 

existing buildings such as the Civic Centre and International House. The 

introduction of a fourteen-storey building meets local policy aspirations in creating 

a legible landmark within the local context and it would step up towards 

International House, lessening its currently prominent impact on the skyline. The 

materials have been informed by local character and would reinforce the industrial 

character of the historic buildings to the south west of the application site. The 

scheme would change the skyline context of the surrounding areas, but the change 

would be characteristic of their existing visual setting, and the scheme would 

benefit this areas by improving vibrancy between the town centre and the station.  

 Visual Amenity – The proposed development would have neutral to minor 

beneficial effects on the surrounding visual amenity. The only adverse visual 

effects would be the obstruction of views of St Mary’s Church, a local landmark, in 

views from the south east. However, in this view the visual amenity would also be 

improved through the creation of an attractive new backdrop to the South Park 

Meadow, with neutral effect. Overall the scheme would, at worst, have neutral 

effects on the identified representative views. It should also be noted that these 

views of the landmark tower are likely to be obstructed over time by the trees lining 

the Great Stour and by future phases of the Commercial Quarter, as planned, in 

any case.  
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 Heritage – There would be direct effects and indirect effects on Whist House (and 

the two curtilage-listed buildings), there would be indirect effects on the identified 

surrounding heritage assets. There would be some minor loss of fabric through 

internal alteration and through the demolition of the curtilage-listed structures. This 

harm should be weighed against the heritage enhancements offered by the 

scheme, comprising comprehensive repair and restoration of Whist House, the 

demolition of unsightly modern commercial structures which lie in close proximity 

to the listed building, and the creation of an attractive private and public landscaped 

setting. The masterplan would enhance the setting of the listed building. Block A 

would be set over twenty metres from the listed building and would be appropriately 

scaled in order to create an attractive visual setting to the listed building, as would 

the introduction of residential uses and high-quality contemporary architecture 

across the site. 

Preliminary Bat Roost Assessment 

89. In January 2018, Idom Merebrook Ltd commissioned Middlemarch Environmental Ltd 

to undertake a Preliminary Bat Roost Assessment. To fulfil the above brief to assess 

the potential for the existing buildings and trees on site to support roosting bats, a 

Preliminary Bat Roost Assessment was undertaken on 13th February 2018 and has 

subsequently been updated in response to further site visits throughout May and June 

2018. 

90. This assessment revealed that buildings 1, 2, 3 and 6 had high potential to support 

roosting bats, building 7 had low potential to support roosting bats and buildings 4 and 

5 had negligible potential. No evidence of roosting bats was identified within the 

buildings or trees during the survey. However, several external features, such as gaps 

under roof and hanging tiles and gaps in the soffit, could not be fully inspected due to 

the height at which they were located. A full internal inspection of buildings 2, 3, 4, 5, 

6 and 7 could not be carried out due to a lack of access and health and safety issues 

therefore, further survey work is required to establish if the buildings and trees are 

currently supporting roosting bats. Following the results of the Preliminary Bat Roost 

Assessment, the following recommendations have been made:  

 R1 Buildings 1, 2, 3 and 6 Buildings 1, 2, 3 and 6 have been identified as having 

high potential to support roosting bats. Bat Surveys: Good Practice Guidelines 

published by the Bat Conservation Trust (Collins, 2016) recommends that for 

structures with high bat roosting potential at least three dusk emergence and/or 

dawn re-entry surveys be undertaken during the bat emergence/re-entry survey 

season to determine the presence/absence of roosting bats within the structures.  

 R2 Building 7 Building 7 has been identified as having low potential to support 

roosting bats. Bat Surveys: Good Practice Guidelines, published by the Bat 

Conservation Trust (Collins, 2016), recommends for structures with low bat 

roosting potential that at least one survey (consisting of either a dusk emergence 
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survey or a dawn re-entry survey) be undertaken during the peak season for 

emergence/re-entry surveys (May to August) to determine the presence/absence 

of roosting bats within the structure. 

 R3 Buildings 4 and 5 Buildings 4 and 5 were inspected and no bat roosts were 

identified. These structures had negligible potential for roosting bats. The survey 

data obtained for the site is valid for 12 months from the survey date. If 

development works to the surveyed buildings have not commenced within this 

timeframe it will be essential to update the survey effort to establish if suitable 

features have developed and if bats have colonised the buildings in the interim. In 

the unlikely event that a bat is found during demolition works all works must 

immediately cease and a suitably qualified ecologist should be contacted. 

91. These surveys were undertaken and the following works are suggested:  

 R1 Buildings 1, 2 and 7: As a bat roost/resting place has been identified in Buildings 

1, 2 and 7, no unlicensed work can be undertaken which will contravene the 

legislation outlined in Appendix 1. Prior to any works being undertaken which are 

likely to result in a breach of the legislation, a development licence must be 

obtained from Natural England. The licence application process will include the 

submission of a method statement detailing the current status of bats on site and 

how the favourable conservation status of the bat population will be maintained. 

Prior to a licence being issued, planning permission must be granted and relevant 

conditions relating to protected species and habitat issues must be discharged.  

 R2 Buildings 3, 4, 5, 6 and Trees 1, 2 and 3: Buildings 3, 4, 5, 6 and trees 1, 2 and 

3 have been subject to a full suite of activity surveys in line with Bat Surveys for 

Professional Ecologists: Good Practice Guidelines (Collins, 2016), and no bat roots 

were identified. The survey data obtained for the site is valid for 12 months from 

the survey date. If development works to the surveyed buildings and trees have 

not commenced within this timeframe it will be essential to update the survey effort 

to establish if bats have colonised the buildings and trees in the interim. 

Statement of Community Involvement  

92. The Statement of Community Involvement sets out the engagement with the Council 

and public prior to the submission of the application. This highlights the pre-application 

meetings, Councillor engagement, public exhibition (held on the 3 July 2018) and 

Stakeholder event (3 July 2018).  

93. The document then analyses the responses that were provided by those who attended 

and set out how this influenced the proposals.  

94. Over 150 people attended the public consultation event with the majority in support of 

the scheme. 95% of respondents said that they wanted the site to be redeveloped, with 
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87% generally in favour of a residential led scheme. The Statement also sets out that 

the scheme was amended to include more 2 and 3 bedroom units, and also the vehicle 

access was reviewed and amended.  

Travel Plan 

95. The Travel Plan submitted highlights the sustainable nature of the site, and the 

mitigation that will be required to ensure that future residents best benefit from this 

sustainable location. These include a welcome pack that provides residents of local 

infrastructure, further surveys to analyse travel patterns. Further to the submission of 

this plan, it has been agreed that a car club will be introduced, and additional cycle 

parking has also been provided.  

Tree Survey  

96. Middlemarch Environmental Ltd was commissioned to undertake a pre-development 

Arboricultural Survey of a site at Kent Wool Growers on Tannery Lane in Ashford. It is 

understood that the site will be the subject of a planning application for development. 

To fulfil the project brief a desk study and a field survey of the trees present on site 

were undertaken in March 2018. 

97. The survey identified that the site contains a number of young and early-mature trees 

which are predominantly in a good condition. The most significant trees recorded within 

the survey were a group of English Yew (Taxus baccata) and a single Western Red 

Cedar (Thuja plicata) which were located adjacent to the northern boundary of the site 

near to Tannery Lane.  

98. In addition to the English Yew trees and the Western Red Cedar, which were 

considered to have a moderate to high retention value, a number of Sycamore (Acer 

pseudoplatanus) and a single Ash (Fraxinus excelsior) were also present within the 

site. These specimens were less significant in the local landscape and many were self-

set and in decline, and as such these specimens were typically considered to be of a 

low retention value.  

99. To ensure the protection of trees selected for retention during the course of the 

proposed development it is recommended that the guidance set out in Section 5 of this 

report is considered and that, during development of the site, the retained trees are 

protected by the erection of tree protection barriers to the specification set out in 

BS5837:2012. 

Utilities Report  

100. A utilities report has been submitted that assesses the ability of this development to 

connect into key services, and the potential cost implications of doing so. This looks 

into the ability to connect into the electricity supply, water supply and gas supply – all 
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of which are considered able to accommodate this development (subject to new 

connections).  

Visual Impact Assessment  

101. This report was commissioned following on from the comments raised by the Council’s 

Conservation Officer relating to the impact upon St Marys Church – particularly when 

viewed from Mersham. This report concludes that  both International House and St 

Mary’s Church are very hard to distinguish on the horizon in views from Mersham 

Church. As such distance (approximately 5km) changes to Ashford’s skyline are barely 

perceptible to the naked eye, and as such proposed scheme would have a negligible 

effect on the setting and significance of Mersham Church.   

102. Even viewed through a telephoto lens, the proposed development would be seen to 

form a cluster alongside International House and would not obscure the view of St 

Mary’s Church or diminish its prominence within the landscape.  

103. Whilst it is noted that the historic inter-visibility between Churches is an important 

consideration, it should also be acknowledged that this particularly view is not identified 

as a strategic view and does not benefit from protection over and above the statutory 

requirements relating to the settings of listed buildings. This assessment clearly 

demonstrates that the proposed development can be delivered without harm to the 

settings of St Mary’s Church and Mersham Church, both due to the position and 

stepped form of the scheme, but also due to the distance between Mersham Church 

and the town centre. As a result of the intervening distance the visibility and 

prominence of St Mary’s church within its landscape setting is very limited, as 

experienced by the naked eye. The effect on the proposed scheme on the setting of 

the listed churches would be neutral. 

Water Vole Survey 

104. Middlemarch Environmental Ltd completed a Water Vole Survey along the section of 

the River Stour adjacent to the eastern boundary of the proposed development site in 

May 2012. The section of the river surveyed was generally deemed as sub-optimal for 

water voles. At this time, two small mammal burrows were identified within the survey 

area. No evidence was identified to indicate that these had been created by water 

voles. No water voles or definitive signs of water vole activity, such as feeding stations, 

footprints, lawns or latrines, were recorded along the surveyed section of river. It was 

therefore concluded that water voles were not utilising this section of the river at the 

time of the survey.  

105. The same section of river was subject to a habitat assessment and a 

presence/absence survey in May 2018, during the first half of the water vole breeding 

season, which extends between mid-April and the end of June. The habitat 
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assessment confirmed that the section of river surveyed remains generally sub-optimal 

for water vole, with sections devoid of vegetation or heavily shaded. 

106. During the presence / absence survey no evidence of water vole, such as burrows, 

latrines, grazing signs or runs, was identified. It is therefore considered that water voles 

are currently absent from the area. No impacts on this species are anticipated at 

present as a result of the proposed works. It should be noted, however, that water 

voles have previously been recorded on the River Stour and as such, they may use 

the stretch of river adjacent to the proposed development site to commute between 

more suitable habitat that may be present upstream or downstream – and as such 

conditions are recommended.  

Wind and Microclimate Study  

107. This study was undertaken at the request of Officers, and summarises the wind 

conditions in an around the application site – both now and once the application is 

complete.  

108. This concludes that the wind conditions in and around the site are currently acceptable 

in terms of pedestrian safety with the exception of the thoroughfares through the 

parking areas directly south of the site, and the areas located west and south-west of 

the proposed site along Station Road, and Saturn House (and Dover Place 

Commercial). Once the development is complete, safety issues would occur in the 

area between Block B and Block C at podium level and the south corner of Block C 

roof terrace. As such, mitigation is proposed that would ensure that these safety 

measures can be addressed. This is in the form of the provision of soft landscaping 

and higher parapets than previously shown.    

Planning History 

18/01487/AS Prior Notification for the proposed demolition of Brundrett House and 
the Central Warehouse Building. Yet to be determined.  

 
18/00002/EIA/AS EIA Screening opinion for Kent Wool Growers Site. EIA not required.  
 
18/00001/EIA/AS Screening opinion for the proposed residential development at Kent 

Wool Growers Site. EIA not required.  
 
13/00713/AS Hybrid application for the demolition of all existing buildings (except 

Whist House). Erection of 159 residential units consisting 155 
apartments (4-6 storeys) and 4 town houses and associated parking 
(outline application with approval sought for details of access, layout 
and scale with details of appearance and landscaping reserved). Works 
for the restoration of Whist House to a 4-bed dwelling, including new 
parking barn, garden/flood walls and landscaped gardens (full 
application). Planning permission granted 2 April 2015.This has now 
lapsed. 
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13/00007/EIA/AS:  Screening opinion for the proposed residential development: screening 

opinion issued 7/6/13 - no EIA required.  
  
91/00615/AS:  Renewal of temporary permission 90/0373/AS. Portacabin to serve as 

staff rest area and wool department administration office on a 
temporary basis. Planning permission granted 18 June 1991 

  
89/01786/AS:  Demolition of part of canopy to bark barn as a result of vehicle damage 

and reconstruction in its original form: Planning permission granted 18 
January 1990.   

 
88/00641/AS  Erection of phase 1 warehouse and demolition of part of existing 

buildings: Planning permission granted 30 November 1988.   
 
88/00640/AS   Bark barn: careful taking down of existing roof/wall cladding. 

Dismantling and identifying structural timber frame. Storage on site then 
transport to Evegate farms, Smeeth. (subject of a separate listed 
building application). Listed building consent granted 14 December 
1988.  

 

 

Consultations 

Ward Members: No response received. 

Statutory Consultees 

109. The Ancient Monuments Society were consulted and made the following 

representations:  

‘Firstly, we would like to commend the applicants’ heritage consultants (Lichfields) for 

producing a very clear, well-presented and thoroughly researched Heritage, 

Townscape and Visual Impact Assessment.  

 

The Ancient Monuments Society welcomes the retention and proposed repair of the 

Grade II*-listed Brundrett House. This is an important building - both architecturally 

and in telling the story of Ashford’s early industrial development. 

 

We note that two curtilage buildings are to be demolished. Two photographs have 

been submitted in the Heritage, Townscape and Visual Impact Assessment. Would it 

be possible to see further images of the buildings? It is difficult to tell from the 

information supplied whether the buildings are indeed of limited architectural interest. 

 

We very much welcome the identification by Lichfields of buildings along Dover Place 

which are of local heritage value (Heritage, Townscape and Visual Impact Assessment 

pages 37-38). We urge your authority to consider setting up a local list to protect these 
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important buildings as a matter of urgency and to undertake a survey to establish which 

other buildings of local merit could be added to the list.’ 

110. Ashford Borough Council Culture and Environment Department were consulted 

and made the following requests for S106 contributions:  

‘Requirements for the provision of public open space 

Public open space is to be provided both on and off site.  

At a potential 254 flats informal public open space is required on site to a value of 
£67,045.42 capital and £60,192.71 commuted sum, 0.88ha in area.  However from the 
details in the Design and Access Statement p26, public amenity space is detailed at 
1,240m2/ 0.12ha.  This is substantially below the necessary 0.88, and therefore off-
site contribution is required. 

0.12ha is also well below our required standard of providing minimum public open 
spaces of a size of 0.25ha.  Therefore the public open space provided as part of the 
development must be of high quality with necessary investment. 

Given the lack of informal public open space on site, an offsite contribution is 
requested. 

Off-site contributions calculate as: 

 

 

Total capital 

contribution for off-

site provision 

Total commuted 

maintenance sum for the 

development 

Sport - outdoors 294,296.04 60,377.92 

Informal/natural 80,380.42 60,192.71 

Play 120,200.21 122,793.13 

Allotments 47,783.75 12,223.75 

Strategic Parks 27,040.42 8,704.79 

 

Potential projects: 

 Outdoor sport capital: Ashford Borough Council are seeking contributions 
towards the Stour Centre leisure site. 

 Informal open space: Ashford Borough Council are seeking contribution towards 
improvements at North Park. 

 Play: contribution towards play at the Stour Centre site or Ashford town centre. 

 Allotments capital: the contribution would be spent on a project to provide 
improvements to allotments at Henwood, Orion Way, and Gas House Fields. 

 Strategic Parks capital: Ashford Borough Council are seeking contributions 
towards improvements at Conningbrook Park, to create a new main car park for 
visitors to the park  

 Cemeteries capital: no contributions are sought at this stage. 
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The above comments on the level of contributions for open space should not be taken 
to indicate that Cultural Services will approve the scheme.  Contributions are calculated 
as per the Public Green Space and Water Environment SPD 2012 and will be subject 
to inflation. 

Given the likely income from the development will not be immediate, the priority project 
is for commuted sum for play, which includes re-surfacing, new play equipment, new 
furniture.  This allows for an income which will likely be stage payments. 

Requirements for Cultural improvements 

A contribution is required for arts of £62,674.50, towards arts programming in Ashford 
town centre. 

A contribution is required for the voluntary sector of £22,098, towards Ashford 
Volunteers Centre.’ 

 

In addition, they have provided detailed comments on the proposed landscaping 

provision within the application site:  

‘Comments on the proposed layout 

Open Space / Landscape 

Informal open space provided as part of the development must be integrated within 
the built development, entirely overlooked, genuinely useable and fully accessible all 
year round.  The public open space must include all the necessary infrastructure and 
planting to create a quality landscape scheme. 

The following locations will not count towards the area of required informal public open 
space: 

 Flood zone areas 

 Necessary drainage features  

 Landscape required as ecological mitigation 

Landscape General Arrangement Plan 

The development provides a welcome opportunity to connect to the west side of the 
river, although we would have liked to have seen a riverside path on the west side of 
the river linking directly with the station. 

The current design does not demonstrate investment in the landscape, with too much 
emphasis on paving, and a very minimal relationship with the river. We need to see 
some investment in quality paving – not concrete block pavers and concrete slabs.  A 
Cedec gravel is not acceptable either within a formal, urban location 

The materials palette chosen for this scheme does not demonstrate any quality 
investment in the hard landscape.  In terms of unit paving no natural stone has been 
specified, all paving is of concrete origin; there are limited features which add any value 
and give the scheme a specific identity.  More investment in the hard landscape is 
required, with bespoke paving and features providing some interest and value. 

The interface with the river is poor; the ‘Tannery Gardens’ layout does not transition 
well into the semi-ornamental planting specified for the riverside location, with no clear 
division between the two.   



Ashford Borough Council - Report of Head of Development Management and Strategic Sites 

Planning Committee 12 December 2018 

___________________________________________________________________ 

 

 

 

The river will be a draw for users - the current design does not exploit the riverside 
location enough.  The central open space is the key public open space provision here, 
and therefore needs to provide informal recreation opportunities here, likely to be 
sitting, socialising and informal play.  All seating must be in clearly visible locations, 
and not screened by planting.  We will need to see details of proposed site furniture. 

The current layout for ‘Tannery Garden’ with decorative bands and broken up areas of 
landscaping does not relate well with the surrounding landscape, buildings and route 
through.  It does not provide a paved route adjacent to the river, or paved areas to and 
including any seating. 

The large areas of paving need breaking up more; the communal roof terrace is limited 
in its scope and provides little cover for users in terms of shade.  There is a large area 
of paving to the west of the southern building; very little breaks up this paving and there 
is limited landscaping to enhance the building. 

More consideration needs to be given to the landscaping around all the buildings, 
where there is more potential to provide an attractive, softer approach to the landscape 
and more thought needs to be given to potential desire lines and routes from buildings.  
There is opportunity to break up the parking spaces more. 

What is the detail for the southern boundary? 

The proposed parking area adjacent to Tannery lane is too bleak and unimaginative in 
its approach.  This is the approach and setting to the listed Whist House building, and 
the primary pedestrian and cycle route through the scheme.  The area in no way 
enhances or improves the character of the development. 

Why is there a crossfall of 1:80 that falls towards the building, and not towards the 
river?  There isn’t logic to this approach. 

Planting Plans 

The planting palette for trees is limited and unimaginative, and too dense within the 
‘Tannery Garden’, where views of the river will become restricted.  Next to the river 
native species should be specified, but they can be varieties e.g. Crateagus laevigata 
‘Paul’s Scarlet’, Alnus incana Laciniata.  Alnus cordata is not appropriate for this 
location – too large.  

We need clarification on which trees are to be removed and why.  The group G is not 
listed for removal in the AIA. 

Trees opposite buildings will become a liability, and as they increase in size it is likely 
there will be future pressure for removal work to the trees, or to the tree in its entirety.  
These need reviewing across the scheme and designed with some care and thought 
for their future growth.  

The river Great Stour is part of the Ashford Green Corridor Local Nature reserve, and 
Great Stour Ashford to Fordwich Local Wildlife site.  How have these designations 
been accommodated?  The planting proposed for the entire riverside edge is very 
limited in its approach and requires far more variety, and consideration in terms of 
views across the river.  It is not necessary to specify Salix caprea as this naturally 
seeds itself locally.  How has the existing vegetation been considered and included 
within the scheme? 

Parthenocissus quinquefolia is considered an invasive plant and should not be 
specified.’ 
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111. Ashford Borough Council Environmental Services were consulted and within their 

initial comments (23 August 2018) requested that additional information be provided 

to demonstrate that the site could be adequately served by refuse vehicles. Their 

comments state. 

 I’ve (sic) double bin provision and I am happy it’s is adequate given there are 253 
units. It’s great that we are meeting overall volumes. However this is a bit of a 
minefield with such a large development and only three bin stores.  Ideally, I would 
like to see more stores as they would be more manageable – with places like 
Panorama we know from experience the issues such big stores 
present.  Residents are highly likely to use the bins nearest to the doors only and 
are unlikely going to walk through a bin store looking for an empty bin.   

 

 Bin store A is set up fine, with bins clearly accessible along each side.  There are 
no food waste containers shown in the drawings though it is mentioned at the 
beginning of the Refuse Strategy.  

 

 Bin store B needs to be divided into two separate stores with one side for refuse 
bins and the other for recycling.  It would not be manageable to have one single 
store for mixed bins as on alternate weekly collection we would only be emptying 
half of the bins in the store.  I also have concerns about the space in the store to 
actually be able to manoeuvre these bins through the store and out for emptying – 
especially those bins in the far corners 

 

 Bin store C: I have the same concerns as for bin store B although I appreciate 
that this store is going to be managed and bins pulled out and presented for 
collection, it would be much simpler for the store to be divided into two.  

 

 If we were to have both B and C managed by an external management company 
so that these bins were pulled out and presented then it would solve these issues.  I 
assume the managing company would also manage where bins are contaminated 
and ensure that contaminated bins are cleared?   

 

112. Ashford Borough Council Housing Team were consulted and confirmed that as the 

scheme is 100% flatted (aside from Whist House) and is located within the town centre, 

there is no requirement for affordable housing to be provided in this instance. These 

comments were reiterated within the second round of consultation.  

113. Ashford Borough Council Parking Services made the following comments:  

‘Existing car parks (and new ones) would likely continue to allow for season ticket 

holders, but no specific option has been identified for residents of the Kent Wool 

Growers site. For example, the current season ticket costs is £760 p.a. which, although 

a significant discount over the costs of daily parking, would not seem a very exciting 

prospect for a new resident. 

 

As it is, there are a number of new developments within the town centre ring road with 

no or little off-street parking. It is made clear from the outset that there is no on-street 

parking in the existing CPZs in place on the streets nearby. 
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However, we are regularly rejecting permit applications from these residents and 

replying to repeated request for the rules to be bent in the favour of new properties. 

Complaints about not issuing additional permits have reached the ombudsman. All of 

this is a considerable waste of Parking Services time. 

 

Clearly, it is somewhat foolish to purchase a property without parking and then insist 

that this be  provided in nearby CPZs- particularly as the lack of parking would be 

reflected in the purchase price, but it is clear that the parking situation (i.e. non-

availability of parking in other areas) is either ignored or glossed over during the 

purchase/rental process- my colleagues are then left to deal with the results. This is 

always going to happen, I am sure, but it would be helpful to reduce to the incidence 

as much as possible. 

 

Unlike other developments in town this one is closer to the area currently not covered 

by a CPZ (KCC response is a little incomplete in this respect). For example, Hythe 

Road and its many tributaries (Linden Road, Mill Court etc) have no CPZ. The roads 

can be accessed using the bridge next to the Civic Centre (relatively close to the 

proposed site).  

 

A small number of residents have recently requested some kind of parking scheme in 

the area (due to commuters etc), but no general support at present. I simply imagined 

that an overspill of parking from the new site would likely find its way to this area leading 

to a need to at least investigate the need for more controls here to stop residents being 

crowded out by vehicle growth.’ 

 

114. Ashford Borough Council Environmental Health Officer was consulted and made 

the following comments:  

 

I would be grateful for information relating to the 2013 proposal- (the rentable car 

park space option) 

 

Existing car parks (and new ones) would likely continue to allow for season ticket 

holders, but no specific option has been identified for residents of the Kent Wool 

Growers site. 

 

For example, the current season ticket costs is £760 p.a. which, although a 

significant discount over the costs of daily parking, would not seem a very exciting 

prospect for a new resident. 

 

As it is, there are a number of new developments within the town centre ring road 

with no or little off-street parking. It is made clear from the outset that there is no on-

street parking in the existing CPZs in place on the streets nearby. 

 

However, we are regularly rejecting permit applications from these residents and 

replying to repeated request for the rules to be bent in the favour of new properties. 
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Complaints about not issuing additional permits have reached the ombudsman. All of 

this is a considerable waste of Parking Services time. 

 

Clearly, it is somewhat foolish to purchase a property without parking and then insist 

that this be  provided in nearby CPZs- particularly as the lack of parking would be 

reflected in the purchase price, but it is clear that the parking situation (i.e. non-

availability of parking in other areas) is either ignored or glossed over during the 

purchase/rental process- my colleagues are then left to deal with the results. This is 

always going to happen, I am sure, but it would be helpful to reduce to the incidence 

as much as possible. 

 

Unlike other developments in town this one is closer to the area currently not covered 

by a CPZ (KCC response is a little incomplete in this respect).  

 

For example, Hythe Road and its many tributaries (Linden Road, Mill Court etc) have 

no CPZ. The roads can be accessed using the bridge next to the Civic Centre 

(relatively close to the proposed site).  

 

A small number of residents have recently requested some kind of parking scheme in 

the area (due to commuters etc), but no general support at present. I simply 

imagined that an overspill of parking from the new site would likely find its way to this 

area leading to a need to at least investigate the need for more controls here to stop 

residents being crowded out by vehicle growth. 

 

 

Further comments were received 

 

‘I have reviewed the Air Quality Assessment submitted and would make the following 

initial comments: 

  

 There will need to be more information and modelling supplied in regards to the 
proposed CHP plant usage. The information required is something along the lines 
of that contained in the “CHP system information request template” on the IAQM 
website. http://iaqm.co.uk/guidance/  
 

 There does not appear to have been any damage cost analysis completed for the 
site which we would usually require where the development is considered major 
using the criteria from DoT indicative thresholds for transport assessments (>50 
residential units) as referred to in the KMAQP Air Quality Planning Guidance.  

 

 The recommendations that have been made for mitigation through the demolition 
and construction phases are sensible and should be followed.  

 
I have also reviewed the land contamination report and would have the following initial 
comments to make:  
 

http://iaqm.co.uk/guidance/
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 It is not entirely clear whether reference was made to the DoE Industry Profiles for 
Animal and Animal Products Processing Works and Road Vehicle Fuelling, service 
and repair transport and haulage centres when determining potential contaminants 
and therefore the soil analysis requested from the lab. I would welcome further 
clarification on this from the applicant.  

 

 At 3.1.2 the author states that the sampling locations were chosen on the basis of 
providing “broad spatial coverage of the site in accessible areas”. Looking at the 
plan showing these locations I am not sure I agree that broad spatial coverage has 
been achieved and I was expecting the report to suggest further monitoring once 
the site was empty or at least post demolition. I am also unsure whether 
consideration was given to the proposed layout when selecting the sampling 
locations. The number of sampling locations also appears low at 5 new sites (and 
relying on 2 historical sites). I would welcome further comment from the applicant 
on the sampling. 

 

 At 5.1.2 the author has taken the land use – residential without plant uptake – whilst 
this is acceptable for the proposed flats, Whist House will remain an individual 
dwelling with garden and as such does not fall within this category and should be 
assessed separately as residential with plant uptake. I would welcome further 
comment on this. Could I also briefly have further comment on why soil organic 
matter was assumed at 1%.  

 

 Gas monitoring was only undertaken once for this report which may increase 
uncertainty in the results. However they appear to broadly reflect the prior 1 round 
of monitoring and the proposed design (under croft parking) addresses this type of 
concern. If the design were to change this would need to be considered further. - 
The proposed remediation suggests excavation and treatment of locally impacted 
soils and a clean cover system in soft landscaped areas. Whilst I have no 
objections to this in theory I am of the opinion that the sampling undertaken to date 
has not provided sufficient information to properly identify where those hotspots 
might be, and as such I would welcome further comment from the applicant.  

 
In regards to the noise assessment submitted I would make the following initial 
comments:  

 

 I welcome further information on any potential noise affects from the proposed CHP 
plant once details of this have been confirmed. - I note that many of the proposed 
balconies will be exposed to noise levels above BS 8233 standards, however it is 
considered more desirable to have these external areas than not and this should 
not necessarily be a bar to the development.  

 

 Further, many of the habitable rooms within the  development will be reliant on 
closed windows to achieve the required internal levels, the report makes reference 
to a ventilation strategy and assessment of summer overheating risk which I have 
been unable to locate but this will be integral to ensuring residents are not 
frequently required to open windows for cooling thus exposing themselves to 
elevated levels of noise.’  

 

115. Ashford Borough Council Project Delivery Officer was consulted and made the 

following comments:  
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‘The submitted application has been reviewed in conjunction with comments from Kent 

County Council’s Senior Flood Risk Project Officer (In their capacity as Lead Local 

Flood Authority). The outline principles of the management of surface water volumes 

and runoff rates (based on the information provided) are considered to propose an 

acceptable and policy compliant (CS20) solution. As such, there is no objection to the 

above application. 

 

Should the LPA be minded to grant the scheme permission it is recommended that the 

conditions provided by KCC’s Senior Flood Risk Project Officer are attached to the 

permission.’ 

 

116. The Association for Industrial Archaeology were notified of the application and 

made the following comments:  

‘The Association for Industrial Archaeology notes that this application is in respect of 

the conversion of Whist House (listed grade II*) into a four bedroom dwelling and the 

demolition of all other buildings on the site including the two curtilage listed pre-1948 

buildings which are all that remains of the site’s tanning industry. The Association for 

Industrial Archaeology commented upon a previous application (2013 - No 

13/00716/AS), which was allowed in respect of this site, and the comments were only 

on the two pre-1948 buildings. The first building referred to as Building 1 is a single 

storey building which backs onto/ is adjacent to the Great River Stour. It is said to be 

dated between 1872 and 1898. It is brick built and there is limited decoration at eves 

level The second building referred to as Building 2 is in part earlier, with the back 

section being dated to the earlier part of the 19th century and the front section between 

1898 and 1907. Building 2 was referred to as the “Sales Building” in 2013 but is now 

referred to as the Ashford Gun Room. It may be described as being in two sections. 

The first and newest is nearest to the road, Tannery Lane, being of red brick and of 

panel and pier construction. Attached at the rear is the older section and at right angles 

to the front section and beyond that a weatherboarded louvred section which may be 

indicative of the building's former tannery use. These two buildings Nos 1 and 2 are all 

that remains of the once extensive tannery on this site. It is suggested that this site has 

a long association with the tanning industry possibly as far back as the late 17th 

century, although the works last operated in the mid 20th century.  

The site is mentioned and there are photographs of it in A Guide to the Industrial 

Archaeology of Kent by David Eve and published by the Association for Industrial 

Archaeology in 1999, page 12. More surprisingly it appears in the second edition of 

Pevsner of 1976 (corrected 1980): The Buildings of England, West Kent and the 

Weald, by John Newman, Penguin Books, page 136. Here it is referred to as “intriguing 

19th century tannery buildings”. This comment is not repeated in the 2012 edition, 

perhaps because the bark barn has been removed. It is unfortunate that these now 

sparse remains of one of Ashford’s earlier industrial activities are to be lost.  
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In the 2103 application it was noted that the line of Building 1 was to be retained as a 

riverside walkway. However, it has to be said that it is a pity that Building 2 could not 

have been incorporated into the overall project. It represents an industry of Ashford 

and is an interesting building. It is regrettable that Whist House itself has fallen into 

such a state of decay. It is also regrettable that this new application has not seen 

possible to reuse at least the Ashford Gun Room Building as this would add interest to 

the development. It is imperative that there is an adequate record is made of these 

buildings before they are demolished as well as to record any surviving below ground 

archaeological remains of the tanning industry, such as the pits, especially as some of 

them may be early.’   

117. Historic England were consulted, and on the 19 September made the following 

comments:  

Conversion of Whist House 

Whist House is a grade II* listed building and is principally significant as a multi-phase 

house with an unusually compact but high quality 18th century frontage range, a 17th 

century range to the rear and 19th century alterations to provide an administrative 

office for the adjoining tannery. The building’s plan form is largely intact and this and 

the almost complete survival of the 18th century interior add to its significance. Its 

conversion to a residential use is highly compatible with its significance and we are 

wholly supportive of the principle of this proposal, which we think will secure its 

optimum viable use (NPPG, Para 15). However, while accepting that the building’s 

condition means that some significant repairs are warranted, we nevertheless wish to 

highlight the following areas of concern which we think could cause harm to heritage 

significance that is avoidable. Para 190 of the NPPF requires that your Council seeks 

to avoid or minimise any such harm before the application is determined. 

Drawing: Whist House, Ground Floor Plan  

Note 11 - this room (proposed lounge) may well have in situ 18th century panelling 

under a modern boarded finish. The drawing note indicates modern boarding will be 

removed, which we agree is a positive move and walls refinished. However, we 

suggest amending the note to state that any historic panelling beneath this will be 

retained, repaired and decorated (it doesn’t currently allow for the possibility of any 

surviving historic panelling);  

Note 12 - currently allows for the replacement of this partition which is likely to be of 

early 18th century date and is fully panelled on one side and possibly on the other (the 

proposed lounge). Its replacement would have a harmful impact on significance as 

evidence of early 18th century construction techniques would be lost, and the panelling 

could be damaged. As the partition is not obviously in a very poor state of repair and it 

is likely any damaged timbers could be repaired individually, we suggest the note is 

amended to reflect this. 
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Drawing: Whist House, First Floor Plan Bedroom 3  

A replacement door (to the left of the fireplace) is shown on drawing Whist House First 

Floor Plan. This first room is panelled with early 18th century work which all looks to 

be in situ and little altered. One contemporary door survives between this room and 

the adjacent landing and it is possible that the door left of the fireplace is also of the 

18th century but boarded over in the 20th century. Photographs show it to be a very 

shallow depth which is suggestive of any early date. We suggest this detail is checked 

before the replacement of this door is accepted, or the drawings amended to show the 

replacement of the door, only if investigation shows it is not of any historic significance. 

Bedroom 4  

We note it is proposed to remove wallpaper in this room and re-plaster. However, the 

room is partially panelled, and it is feasible that further panelling survives beneath 

modern boarding and wallpaper. We therefore suggest the drawing notes are 

amended to reflect this possibility and the retention of the panelling if any is uncovered. 

Redevelopment of Wider Site and Loss of Unlisted Historic Buildings  

The wider redevelopment of the site will result in the loss of late 19th century buildings 

associated with the use of the adjoining site as a tannery. Though not of national 

interest, these buildings undoubtedly hold some local significance and their demolition 

will lead to some loss of significance as these help explain the tanning process and 

the relationship of this to Whist House. We do not wish to comment in detail on the 

proposed new development except to note that it has the potential to enhance the 

setting of the grade II* listed building through improvements to landscaping and the 

removal of modern unattractive buildings on the site. Given the height of the 

development - which has increased by two storeys in block C since we gave 

preapplication advice - we suggest the development is tested in long views to 

understand how this might affect an appreciation of key highly graded listed buildings 

in Ashford, such as the Church of St Mary’s, which is a long established and important 

focal point in views towards the town. The primacy of the church in these views should 

be sustained wherever possible. We defer to the advice of your Conservation Officer 

for the precise location of any additional views required. 

Historic England Position  

We suggest your Council explores ways of minimising harm to the significance of Whist 

House with the suggested changes above and in conjunction with any advice from your 

own specialist conservation officer (Para 190). Your Council will also need to satisfy 

itself that any remaining harm is clearly and convincingly justified (Para 194) before 

weighing this against the public (including heritage) benefits of the proposal (Para 196). 

In this case we think securing the optimum viable use of the grade II* listed house is a 

heritage benefit which you may consider in the weighing exercise, but only if this 
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benefit can demonstrably be secured and legally tied to delivery of the wider scheme. 

We suggest this might be achievable with a legal agreement attached to the planning 

application for redevelopment. This could require the submission of a costed 

specification for the repair and conversion of Whist House to a residential use and its 

implementation and completion at an early milestone in the scheme’s implementation, 

for example before the occupation of any new development on the site. 

Recommendation 

Historic England has concerns regarding the applications on heritage grounds. We 

consider that the issues and safeguards outlined in our advice need to be addressed 

in order for the applications to meet the requirements of paragraphs 190, 194 and 196 

of the NPPF. In determining these applications, you should bear in mind the statutory 

duty of sections 16(2) and 66(1) of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 to have special regard to the desirability of preserving listed buildings 

or their setting or any features of special architectural or historic interest which they 

possess. 

118. The Environment Agency were consulted and initially objected to the proposal, but 

following the receipt of amended plan have now withdrawn their objection subject to 

the imposition of suitable conditions relating to flooding, contamination and ecology. 

All suggested conditions have been included within this report. Their comments read 

as follows:  

‘Thank you for consulting us on the amended plans submitted to overcome our 

objection. Based on the submitted information we consider that planning permission 

could now be granted for the proposed development if the following planning conditions 

are included as set out below. Without these conditions, the proposed development 

poses an unacceptable risk to the environment and we would object to the application.’ 

119. KCC Ecology were consulted and requested (on the 10 September 2018) that 

additional information be provided prior to the determination of the application. 

The applicant has subsequently submitted a response to this request, which suggests 

that a number of these matters can be dealt with by planning condition rather than 

requiring the submission of material prior to determination. A response from KCC 

Ecology on these points is awaited.   

120. KCC Economic Development were consulted and requested that financial 

contributions be provided for the following infrastructure:  

Infrastructure  Contribution (Per Flat) Contribution (Total)  

Primary Education £831.00 £119,644.00 

Secondary Education £1,029.00 £148,176.00 
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Community Learning £34.45 £8,612.92 

Youth Service £27.91 £6,977.11 

Library Bookstock £208.93 £52,232.61 

Social Care £47.06 £11,765.00 

 

121. Their justification for each request is set out below.  

Primary Education  

‘Based upon the housing mix provided in the planning application, this proposal gives 

rise to 10 additional primary school pupils during occupation of the development. This 

need, cumulatively with other new developments in the vicinity, can only be met 

through the expansion of St Theresa’s Primary School. 

This proposal has been assessed in accordance with the KCC Development 

Contributions Guide methodology of ‘first come, first served’ assessment; having 

regard to the indigenous pupils, overlain by the pupil generation impact of this and 

other new residential developments in the locality.  

The County Council requires a financial contribution towards construction of the new 

school at £3,324.00 per applicable house for each ‘applicable’ house and £831.00 per 

applicable flat for each applicable flat (‘applicable’ means: all dwellings except 1 bed 

of less than 56sqm GIA).’ 

Secondary Education 

‘The proposal is projected to give rise to 7 additional secondary school pupils from the 

date of occupation of this development. This need can only be met through the 

provision an extension at Norton Knatchbull Secondary School.’ 

Community Learning 

‘There is an assessed shortfall in provision for this service: the current adult 

participation in both District Centres and Outreach facilities is in excess of current 

service capacity, as shown in Appendix 2, along with cost of mitigation. 

To accommodate the increased demand on KCC Adult Education service, the County 

Council requests £34.45 per dwelling towards the cost of providing IT, Equipment and 

Additional Services at an adult education centre local to the development.’ 

Libraries 

‘KCC are the statutory library authority. The library authority’s statutory duty in the 

Public Libraries and Museums Act 1964 is to provide ‘a comprehensive and efficient 
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service’. The Local Government Act 1972 also requires KCC to take proper care of its 

libraries and archives.  

To mitigate the impact of this development, the County Council will need to provide 

additional library books to meet the additional demand to borrow library books which 

will be generated by the people residing in these Dwellings.  

The County Council therefore requests £208.93 per household to address the direct 

impact of this development, and the additional stock will be made available locally as 

and when the monies are received.’ 

Youth Service  

‘To accommodate the increased demand on KCC services the County Council 

requests £27.91 per dwelling towards additional equipment at the Sk8side Youth 

Facility.’ 

Social Care  

‘The proposed development will result in additional demand upon Social Care (SC) 

(older people, and also adults with Learning or Physical Disabilities) services, however 

all available 5 care capacity is fully allocated already, and there is no spare capacity to 

meet additional demand arising from this and other new developments which SC are 

under a statutory obligation to meet. In addition, the Social Care budgets are fully 

allocated, therefore no spare funding is available to address additional capital costs for 

social care clients generated from new developments. 

To mitigate the impact of this development, KCC Social Care requires: • a 

proportionate monetary contribution of £47.06 per household (as set out in Appendix 

3) towards the provision of a town centre Changing Place Facility.’ 

122. This application is subject to a viability assessment, which has been independently 

reviewed, which has resulted in a reduced level of contribution being provided by the 

applicant. This matter is discussed within the main body of the report.  

 

123. KCC Highways raised a number of concerns with regards to the initial submission, 

issuing a holding objection until these were resolved. Their concerns are summarised 

below:  

 The parking provision is less than 1 space per unit as set out within the car parking 

standards set out in the Submission Local Plan.  

 The car parking spaces are not of sufficient size.  

 There is no parking for two-wheeled vehicles.  

 There is insufficient cycle parking.  
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 There is no segregation between pedestrian and vehicle movements within the 

site.  

 The Transport Assessment needed to be updated due to changing circumstances, 

and because additional survey work is required. 

Following the receipt of additional information, the County Council have requested that 

the following matters be addressed prior to the determination of the application:  

 Full PICADY output models should be provided for the Tannery Lane / Site Access 
Priority Junction and Tannery Lane / A2042 Station Road Priority Junction so that 
Kent County Council Highways and Transportation can check the summary outputs 
with the model results. 

 

 The Net Traffic Impact set out in Table 7 as a result of using the increase trip rates 
in the PM peak has demonstrated the net impacts on the following junctions 

 
i) Vicarage Lane / A2042 Station Road Signal Junction - 41 movements 
ii) Somerset Road / Mace Lane / Wellesley Road Signal Junction - 41 

movements 
iii) North Street / Somerset Road Signal Junction - 31 movements 

 
As the net impact on these junctions is more than 30 movements in the peak hours, 
these junctions will need to be modelled, in accordance with standard industry 
practice which is dictated by Highways England's requirements. It is known that 
these junctions all currently operate in excess of capacity in the PM peak so the 
Highway Authority needs to understand what the impact of the proposed 
development would be on the operation of these junctions. KCC suggest that as 
these junctions are so closely related to one another they need to be modelled 
using TRANSYT as these junctions cannot be considered in isolation from one 
another. 

 

 Cycle Parking - Please request that the applicant confirms the headroom of the 
bike storage area. There does not appear to be any elevational plans of the bike 
storage area. Headroom is the most important factor in the Josta 2 tier racking 
system. A minimum headroom of 2.6 metres is required for maximum capacity. If 
the headroom is less than 2.6 metres then the racks needs to be spaced at 60cm 
minimum distance apart. It is also stated that in recent alterations cycle provision 
has been amended to introduce some Sheffield stands. There are however no 
details of these in the updated masterplan document available on the Ashford 
Borough Council planning web-site dated 29th October 2018. 

 

KCC therefore wish to place a holding objection until this information is satisfactorily 

resolved. 

124. Kent County Council Heritage were consulted on the application and made the 

following comments:  

‘The site includes the designated heritage asset of Whist House. This is a Grade II* 

listed building and any redevelopment needs to undertake appropriate consideration 

of a designated heritage asset in accordance with NPPF section 12.  
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Whist House is considered to have been one of the original main buildings associated 

with the Whist House Tannery, established by early 18th century but possibly being 

slightly earlier. Some of the existing buildings may also be part of the original tannery 

complex and there are likely to be many buried structural remains and associated 

cultural material. The 1st Ed OS map indicates a variety of structures and buildings 

associated with the tannery process. Even though the site has been substantially 

redeveloped, remnants of the earliest structures may survive on the site above ground 

or below. Any evidence of the earliest phases of this important tannery for Ashford 

town would be of considerable significance.  

The site’s topographical location would have made it favourable for Prehistoric activity 

and later industrial activity. There are indications of Iron Age in the area and a Roman 

road alignment is marked to the west. 

I note this application is supported by a Heritage and Townscape Assessment, 

focusing on impact on Whist House and setting issues. Also to be welcomed is the 

CgMs Archaeological Deskbased Assessment. This provides a useful summary of 

archaeology, including the range of archaeological issues from Palaeolithic potential 

through to the modern industrial heritage. I generally agree with the recommendations 

referring to the need for formal and phased programme of archaeological works. 

In my previous comments on the EIA consultation, I suggested there might be a 

considerable amount of industrial archaeological interest surviving on this site and, at 

that time, it was not clear whether any of these remains are of national significance. It 

seems possible that there are no extensive remains of high significance surviving but 

this has not been demonstrated in detail. I did comment that “If further deskbased 

assessment does still need to be done, there should be a detailed cartographic 

analysis and documentary research on the tannery.” It is therefore disappointing that 

this detailed application is not supported by a detailed Archaeological Historic Built 

Environment assessment focusing on the heritage of the tannery.  

I recommend that prior to determination of this application, there should be a detailed 

Historic Built Environment Assessment of the surviving heritage assets, archaeological 

remains, buildings and landscapes, within this site focusing on the tannery elements. 

This HBE Assessment should include a HE Level One historic building and landscape 

survey and assessment, with statements of significance and proposed mitigation. I 

suggest this is essential prior to a decision on the demolition approach being finalised. 

I am also disappointed to note that the proposed landscaping still reflects natural 

environment rather than the historic environment. The Whist House Tannery site is a 

unique site and there is an opportunity to reflect a special and distinctive historic 

character in landscaping and design of the environment of the new build. Whist House 

itself was residential but it has always been directly related to the tannery, as far as we 

are aware, and as such the conversion could reflect its historical connections. 
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In the EIA consultation I recommended the need to consider heritage interpretation. 

Integration of the archaeological and historic dimensions of this site into the new 

development would enhance the distinctive character and quality of the scheme and 

address the aims of NPPF paragraph 126 on the historic environment. From the 

supporting details, there was little on heritage interpretation measures.  

I recommend there is greater consideration of opportunities to integrate heritage 

interpretation measures in to the development scheme. Heritage interpretation 

measures should be informed by the Archaeological DBA by CgMs, by the 

recommended Historic Built Environment Assessment, and by the results of formal 

archaeological fieldwork.  

In summary I welcome the archaeological deskbased assessment by CgMs but 

recommend the need for further heritage reviews prior to determination of this 

application. These additional reviews should include:  

 A Historic Built Environment (archaeology, buildings and landscapes) 

Assessment focusing on the historic elements of the Whist House Tannery and 

including documentary research, statements of significance and proposed 

mitigation; 

 Heritage Interpretation Measures and greater consideration of the historic 

character of the site in the new design. 

I suggest the reviews recommended above are essential prior to determination and 

prior to finalisation on demolition approach. 

125. Kent County Council Flood and Water Management were consulted and raised no 

objections to the proposal subject to the imposition of suitable safeguarding conditions 

that will ensure no adverse impact due to flooding.  

126. Kent Police considered the application in regard to Crime Prevention Through 

Environmental Design (CPTED) and have raised concern that the applicant has not 

considered CPTED in developing their plans. They raise a number of specific matters 

within this letter and request that the applicant meet with them prior to determination. 

The matter of safety and SPTED compliance is assessed within the main body of the 

report.  

127. Kent Wildlife Trust were consulted and has no objection to the grant of planning 

permission for the proposed conversion of the land, subject to a condition of a 

conservation management plan being provided by the applicant to cover the relevant 

section of the Local Wildlife Site. This plan should indicate clearly how the 

redevelopment of the site will mitigate for impacts such as lighting, recreational 

disturbance and run-off and should provide a map detailing where enhancements will 

take place. 
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128. Natural England considered the application and confirmed that they have no 

comments to make but that the application should be considered in light of their 

standing advice.  

129. River Stour Internal Drainage Board were consulted and stated:  

‘I can confirm that this site is partly within the IDB district but as far as I am aware there 

are no watercourses affected, other than the adjacent Great Stour which is managed 

by the Environment Agency. If there are ordinary watercourses affected the IDB’s 

consent would be required so I would be grateful to be consulted further if this is the 

case. I note that the proposals for this Brownfield site include for surface water 

drainage to be discharged into the river at a much restricted rate (in accordance with 

ABC’s SuDS SPD) which is very much welcomed. 

 

Provided that the Environment Agency’s guidance is followed in respect of river and 

floodplain related matters (including pollution control) and KCC’s requirements are met 

in respect of SuDS design, implementation and future maintenance I can confirm that 

I have no objection to this proposal.’ 

 

130. Southeastern (Railway) were consulted and raise no objection to this proposal but do 

request that S106 monies be provided in order to improve pedestrian connectivity to 

the station from the application site. This matter is dealt with in the main body of the 

report.   

131. Southern Water were consulted and stated that they believe that there is sufficient 

capacity within their network for a connection to be made, and as such, raise no 

objections to the proposal. They do however request that a suitable condition requiring 

details to be submitted be imposed.  

Public Consultation 
 
132. Two letters of representation have been received from members of the public relating 

to this proposal which seeks to retain at least one of the buildings related to the 
previous use (tanning). The other letter states:  
 
‘Ashford has a history of approving high-rise developments which are aesthetically 
abysmal, soon fall into disrepair and scar the general impression of the town. This fits 
into that shameful history. This development has "Trashford" written all over it. It is too 
dense, too high-rise for a prime site and lacks adequate parking. It is aesthetically 
dispiriting and brings no amenities to Ashford Town Centre- an area which by the 
council's own admission struggles to attract prolonged and lucrative stays by locals 
and tourists for want of facilities and attractions. The trees are adequate.’  
 

133. In addition, one letter has been received from Royal Mail. This letter raises the 
following matters:  
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 The proximity of the residential use will give rise to amenity issues through the 
noise generated from the Royal Mail site.  

 Concern is raised with regards to the provision of balconies in particularly along 
the rear elevation of these properties.  

 The Noise Impact Assessment demonstrates that there will be unacceptable noise 
to future residents.  
 

134. Following on from the receipt of amended plans, further consultations took place, and 
the consultation period for this will have expired prior to the Planning Committee 
meeting. Any late representations will be report to Members at that meeting.  

 

Planning Policy 

135. The Development Plan comprises the saved policies in the adopted Ashford Borough 

Local Plan 2000, the adopted LDF Core Strategy 2008, the adopted Ashford Town 

Centre Action Area Plan 2010, the Tenterden & Rural Sites DPD 2010, the Urban Sites 

and Infrastructure DPD 2012, the Chilmington Green AAP 2013, the Wye 

Neighbourhood Plan 2015-30 and the Pluckley Neighbourhood Plan 2016-30.  

136. The new Ashford Local Plan to 2030 has now been submitted for examination. 

Following this, the Local Plan Inspectors issued a post-hearings advice note on 29th 

June 2018 which sets out the elements of the Submission Local Plan that they consider 

require amendment in order to be found sound. In the context of paragraph 48 of the 

NPPF, this note provides a material step towards the adoption of the Plan and the 

weight that should be applied to its policies in decision-making. Where the Inspectors 

have not indicated a need for amendment to policies in the Plan, it is reasonable to 

assume that these policies are, in principle, sound and should therefore be given 

significant weight. Where policies need to be amended as a consequence of the 

Inspectors’ advice, significant weight should be attached to the Inspectors’ advice in 

the application of those policies. 

137. The relevant policies from the Development Plan relating to this application are as 

follows:- 

Ashford Borough Local Plan 2000 

ET3 – Ashford Employment Core 

TP6 – Cycle Parking 

Local Development Framework Core Strategy 2008 

 CS1 – Guiding principles for sustainable development 

CS2 – The Borough Wide Strategy 
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CS3 – Ashford Town Centre 

CS7 – The Economy and Employment Development 

CS9 – Design Quality 

CS10 – Sustainable design and construction 

CS11 – Biodiversity 

CS12 – Affordable Housing 

CS15 – Transport  

CS18 – Meeting the community’s needs 

CS19 – Development and flood risk  

CS20 – Sustainable drainage 

CS21 – Water supply and treatment.  

Ashford Town Centre Area Action Plan 2010 

Policy TC9 – The Commercial Quarter 

The Commercial Quarter is proposed to play a leading job creation role for the town 

centre, predominantly from new office development (indicative capacity 55,000 sqm). 

Other uses, such as small-scale retail and/ or leisure uses (indicative capacity 

2,500sqm), alongside residential (indicative capacity 150 units) and community-related 

development, would also be appropriate in this Quarter, providing they complement 

the objective to deliver the substantial commercial space envisaged here.  

The Quarter should be planned comprehensively and a master-plan for the Quarter 

including public realm improvements outside the station entrance, shall be agreed with 

the Borough Council prior to consideration of individual schemes. These will need to 

demonstrate that they would not prejudice the ability to deliver the indicative quantum 

of office development.  

Development in this Quarter should generally be an average of 5-6 storeys above 

ground level. In certain locations within the Quarter, development in the order of 10 

storeys may be justified. The layout of the Quarter shall enable the creation of 

pedestrian routes through the area in line with the principles established in the Public 

Realm Strategy and Town Centre Design SPD. 
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Development in this Quarter should also help to facilitate and contribute towards the 

delivery of proposed public realm improvements around the domestic station approach 

and along Station Road.  

TC1 – Guiding Principles for Town Centre Development  

TC24 – Cycle Parking Standards  

138. In addition to the adopted development plan, the Council’s Submission Version Local 

Plan is now at an advanced stage with comments received from the Inspectors relating 

to any modifications that would be required in order to make the policies sound. These 

policies are set out below, with explanation within the main body of the report with 

regards to their soundness (where appropriate/necessary).  

139. Of particular importance is the most up-to-date allocation on this site, which takes into 

account the Council’s current aspirations for the site (as part of the Commercial 

Quarter) which take into account current market conditions, housing need and viability, 

which will ensure that the site can come forward to address both employment and 

residential need, both within the borough and within the town centre.  

 Ashford Local Plan to 2030 (Submission Version December 2017) 

S1 – Commercial Quarter 

 Other Relevant Policies 

SP1 – Strategic objectives 
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SP2 – Strategic approach to housing delivery 

 SP3 – Strategic approach to economic development 

 SP6 – Promoting high quality design 

 HOU1 – Affordable housing 

 HOU12 – Residential space standards (internal) 

HOU14 – Accessibility standards 

HOU15 – Private external open space 

EMP6 – Fibre to the premises  

TRA3(a) Parking standards for residential development 

TRA4 – Promoting the local bus network 

TRA5 – Planning for pedestrians 

TRA6 – Provision for cycling 

TRA7 – Road network and development 

TRA8 – Travel plans, assessments and statements 

ENV1 – Biodiversity 

ENV2 – Ashford Green Corridor 

ENV6 – Flood risk 

ENV7 – Water efficiency  

ENV8 – Water quality, supply and treatment 

ENV9 – Sustainable drainage 

ENV12 – Air quality  

ENV13 – Conservation and enhancement of Heritage Assets 

ENV15 – Archaeology  
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COM1 – Meeting the community’s needs 

COM2 – Recreation, sport, play and open spaces 

IMP1 – Infrastructure provision 

IMP4 – Governance of space 

Supplementary Planning Guidance/Documents 

Affordable Housing SPD (March 2009) 

Dark Skies SPD (July 2014)  

Green Space and Water Environment SPD (July 2012) 

Public Green Spaces SPD (July 2012) 

Residential Parking SPD (October 2010) 

Sustainable Drainage (SuDs) SPD (October 2010) 

Informal Design Guidance 

 

Informal Design Guidance Note 1 (2014): Residential layouts & wheeled bins 

 

Informal Design Guidance Note 2 (2014): Screening containers at home 

 

Informal Design Guidance Note 3 (2014): Moving wheeled-bins through covered 

parking facilities to the collection point 

Government Advice 

National Planning Policy Framework (NPPF) 2018 

140. Members should note that the determination must be made in accordance with the 

Development Plan unless material considerations indicate otherwise.  A significant 

material consideration is the National Planning Policy Framework (NPPF). The NPPF 

says that less weight should be given to the policies above if they are in conflict with 

the NPPF. The following sections of the NPPF are relevant to this application: - 

141. Paragraph 48 states in relation to the stages of preparing a Local Plan that:  

‘Local planning authorities may give weight to relevant policies in emerging plans 

according to:  
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a) the stage of preparation of the emerging plan (the more advanced its preparation, 

the greater the weight that may be given);  

b) the extent to which there are unresolved objections to relevant policies (the less 

significant the unresolved objections, the greater the weight that may be given); and  

c) the degree of consistency of the relevant policies in the emerging plan to this 

Framework (the closer the policies in the emerging plan to the policies in the 

Framework, the greater the weight that may be given). 

142. Key points from the NPPF material to the determination of this application are 

considered to be:  

(a) Principle of Development 

(b) Five-Year Supply of Housing Land 

(c) Highway Impact of the Proposal 

(d) Layout and Design  

(e) Heritage and Archaeology  

(f) Residential Amenity  

(g) General Landscaping and Open Space  

(h) Sustainable Drainage and Flooding 

(i) Ecology and Impact on Riverside Setting 

(j) Other Matters  

(k) Planning Obligations and Contributions (Viability) 

143. The National Planning Policy Guidance is also a material consideration and is 

interrelated to the NPPF.  

Assessment 

144. Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that if regard 
is to be had to the development plan for the purposes of any determination to be made 
under the Planning Acts, the determination must be made in accordance with the plan 
unless material considerations indicate otherwise. As set out within the policy section, 
Ashford Borough Council have an adopted development plan, and an emerging plan 
that can now be afforded significant weight in the decision-making process.  
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145. This section of the report assesses the proposal in light of all relevant guidance and 

policy, both adopted and emerging, with a balancing exercise undertaken to provide 
Members with a recommendation.  

146. The main issues for consideration are:  

 Whether the principle of development is acceptable within development plan 

policies and how the provision of residential development would impact upon the 

deliverability of the Commercial Quarter Development Framework.  

 Whether the design and layout of the development is acceptable in relation to the 

impact to the character and appearance of the locality; the grade II* listed Whilst 

House (the impact on the building and its setting), and the impact of the demolition 

of the two pre-1948 buildings currently on site.  

 The impact on the highway network, highway safety, vehicle access and whether 

there is sufficient parking provision within the site.  

 Whether the development would be harmful to both existing and future residents 

in terms of residential amenity.  

 Consideration as to whether the proposal provides sufficient open space and 

amenity areas for residents.  

 Whether the development would provide adequate sustainable drainage.  

 The impact of the development on ecology in and around the site.  

 Whether the proposal would make suitable provision towards social infrastructure, 

including affordable housing, health and education provision when assessed 

against the viability of delivering this scheme.  

Principle of Development  

147. As set out above, the starting point for understanding the principle of development are 

the policies within the adopted development plan. The Core Strategy seeks to ensure 

the creation of sustainable development and high quality design (CS1), development 

that creates homes in acceptable locations (CS2), accommodating site specific 

impacts through the use of planning agreements (CS8), delivering high-quality design 

(CS9) and sustainable design and construction (CS10 – now non-residential only), 

avoiding harm to geological and biodiversity interests and wherever practicable 

delivering their enhancement (CS11), the importance of delivering affordable housing  
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148. The development of the Commercial Quarter has featured in the Council’s 

development plan for several years, through the adoption of its Core Strategy in 2008 

and the Ashford Town Centre Area Action Plan (ATCAAP) in 2010. An outline planning 

application for a large office building with ground floor mixed uses consisting of retail 

or food and drink outlets was approved on this site in 2012. 

149. One of the key priorities of The Core Strategy is to provide an environment that is 

conducive to business growth and enterprise. The Economic Strategy within this 

recognises the importance to the town of the Commercial Quarter securing a strong 

office market within the town close to the domestic and international train stations, with 

a vibrant commercial centre to take advantage of fast journey times to London and the 

Channel Tunnel Rail Link. The Guiding Principles Policy CS1 highlights that 

sustainable development and high-quality design are at the centre of the Council’s 

approach to plan making and deciding planning applications. It also identifies how the 

Council’s key planning objective is to support the provision of a commercial 

environment that is conducive to encouraging new and existing businesses.  

150. Policy CS2, sets out the importance of creating thousands of new jobs, the need to 

expand the town centre and the use of brownfield sites. Policy CS3 supports 

development that helps revitalise the town centre where it demonstrates a quality of 

design that makes a real, and significant, contribution to improving the character of the 

town centre. CS4 emphasises the importance of developing appropriate brownfield 

sites for helping job creation. Policy CS7 sets out the importance of aiming to improve 

the economy of the borough and providing for job creation and growth in the town 

centre to benefit from the fast rail links to London. 
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151. The local policy framework for the application site is established in the Ashford Town 

Centre Area Action Plan (ATCAAP). The site lies within the Commercial Quarter as 

allocated in Policy TC9 of the ATCAAP. The ATCAAP requires, given the fundamental 

importance of delivering significant amounts of new development in this Quarter, that 

development coming forward here must make the best use of land. The TCAAP stated 

the Quarter should be planned comprehensively and a master-plan for the Quarter 

including public realm improvements outside the station entrance, shall be agreed with 

the Borough Council prior to consideration of individual schemes. These will need to 

demonstrate that they would not prejudice the ability to deliver the indicative quantum 

of office development. This masterplan is currently work in progress, however, the 

architect of this proposal is also working with the Council on this masterplan, and the 

plans produced do demonstrate that this scheme would not prevent future phases 

being delivered appropriately.  

152. Policy S1 of the Submission Version Local Plan (2017) effectively provides the 

Council’s updated position on this application. This again sets out the requirement of 

commercial development (of circa 55,000sqm) as well as residential apartments.  

153. Existing policies seek to deliver a mix of uses within the Commercial Quarter, with an 

indicative figure of 150 dwellings for the whole quarter. The previously approved hybrid 

planning application, permitted a total of 159 residential units within the site, a slight 

uplift on this number. That 2103 application approved a lesser number of houses than 

now proposed and it also did not include a C3 Use. The large site and adjoining land 

Figure Emerging concept for Commercial Quarter Masterplan 
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uses means the area generally feels quite open as it contains a mix of 1 and 2 storey 

low rise buildings and the associated forecourts, surface public car parks and green 

open space along the site’s riverside edge. Although International House is a large 

scale exception there is a substantial open car park between the building and the edge 

of the application site. There are also no residential buildings immediately adjacent to 

the application site. Due to site’s size and it openness and the precedence of nearby 

large scale buildings, I am confident the site can accommodate then principle of 254 

units, which amounts to an increase of 95 units on previous outline approval. It is 

therefore considered that the use of all land within this site (which only forms part of 

the Commercial Quarter) is acceptable for residential use. It will help to achieve a more 

varied mix of uses in the Commercial Quarter in line with the emerging masterplan 

vision for the area. 

154. In terms of how the site sits within the wider masterplan of the Commercial Quarter, 

the proposal would not prejudice the delivery of any other parcel and indeed has be 

developed to ensure that the main thoroughfare into this site can also provide access 

to the western parcel. Likewise, the buildings have been designed to provide natural 

surveillance over these areas of public domain.  

155. In terms of sustainability, the site is considered to be a very suitable one for residential 

use, being within a town centre location, close to the train station, other modes of public 

transport, retail and service provision as well as a number of employers within the 

locality – for example the Council Offices, Stour Centre, International House etc. Over 

the medium to long term, this will also compliment the additional employment 

opportunities anticipated within the remainder of the Commercial Quarter.   

156. A key component of the Town Centre Area Action Plan (TCAAP) policy TC9 is the 

requirement to bring Whist House back into active use. The proposals for this site do 

include the restoration of this Grade II* listed building into residential use (although it 

is noted that there is likely to be an application submitted to the Council in the next few 

weeks for the conversion and extension of this property into commercial use). 

Comments on the suitability of this conversion are dealt with later in this report, but the 

principle is accepted in accordance with both local and national policy.   

157. As such, the principle of the residential redevelopment of this site is acceptable, subject 

to all other material considerations being carefully considered.  

 

Five-Year Housing Land Supply and Status of the Emerging Development Plan 

 

158. Following the receipt of the (EIP) Inspector’s recent correspondence relating to the 

progress of the emerging Local Plan following the completion of the hearings on the 

13 June, the Council have concluded that they now have a five-year supply of housing 

land within the borough.  
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159. The Council received this correspondence on the 29 July 2018 (document reference 

ID/10) and in paragraphs 14-17, the Inspector summarises the Inspectors’ conclusions 

on housing land supply matters. This confirms that the Inspectors have found that a 

five-year supply of housing land exists, with a total of 7,730 dwellings (after the 

discounting of a small number of allocations proposed) can be included, which is in 

excess of the five years required.  

 

160. Consequently, for the purpose of assessing planning applications for the provision of 

new housing, the ‘tilted balance’ contained within paragraph 11 of the NPPF (where 

development proposals should be granted permission unless the disadvantages of 

doing so significantly and demonstrably outweigh the benefits) need not apply.  

 

161. In accordance with paragraph 48 of the NPPF the local planning authority can now 

given the emerging local plan significant weight as it is at a significantly advanced 

stage, as there are no significant unresolved objections to the plan, and due to the 

level of consistency with the NPPF. As such, emerging policies are to be considered 

in the determination of planning applications.  

 

Highway Impact  

 

162. Policy C15 of the Core Strategy relates directly to transport impacts of development, 

and amongst other things states that developments that would generate significant 

traffic movements must be well related to the primary and secondary road network, 

and this should have capacity to accommodate the growth from any new development.  

 

163. Kent County Council have commented on the application, and in the first instance 

raised a holding objection on the basis that the surveys were undertaken at the wrong 

point of time, and that some additional information was required. The applicant has 

sought to deal with these matters, through the submission of additional information 

which the County has now had a chance to review and comment upon.  

 

164. However, the County Council have upheld their holding objection on this application 

on the basis that further modelling work needs to be done on a number of junctions, 

and further information is required in terms of the cycle storage facilities. This 

information remains outstanding at the time of writing this report, however should it be 

submitted prior to the Planning Committee meeting, it will be made available to 

Members with an update provided at the meeting.  

 

165. In terms of car parking, the applicant has sought to provide 0.66 spaces per unit (168 

spaces for the apartments) throughout the development as well as visitor car parking 

at an appropriate level (8 spaces). This is a highly sustainable location, close by to 

public transport nodes as well as a large number of services and facilities. Whilst it is 

understood that it is often desirable to provide 1 space per unit on developments, in 

this instance, officers considered the balance to provide some car parking, together 

with a good level of landscaping on site to be important to high quality place making. 
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The Council’s own Residential Parking SPD sets out that the provision of 1 space per 

unit in central locations should in any event be a maximum provision. Furthermore, 

officers are minded that the existing junctions within the town centre are operating at 

capacity (or indeed beyond) and it is therefore important to seek to minimise the 

reliance upon the private motor car – reducing car parking provision is a way to achieve 

this.  

 

166. Officers are also minded that there is a good level of parking provision available within 

the Council run car parks nearby to the application site. These are often less well used 

during the evening hours (when residential car parking is in greater demand) and there 

is thus capacity for overspill should this be required. The site is well contained, as there 

are parking controls within the nearby streets that would prevent overspill that could 

give rise to highway safety concerns. 

 

167. In addition, through negotiations with Officers, it has been agreed that the site will 

provide a car club, with two parking spaces given over for this use. This will be operated 

by the management company for the flats and will be available on a (planned) first 

come first served basis. It does however reduce the reliance on the private car for 

future occupiers. A condition is recommended to address the need to set up a car club.  

 

168. In addition to the sustainable nature of the site, the applicant has provided a minimum 

of 1 cycle space per unit within the development. It is also proposed that two spaces 

be given over to a car club, which officers believe would be well used should it be 

implemented. These additional measures would further reduce the reliance upon the 

use of private cars and is consistent with the requirements of the NPPF in seeking to 

make development sustainable.  

 

169. The access into the site has been fully considered by Kent County Council, as has the 

internal layout of the proposal. Initially concern was raised with regards to some of the 

parking provision, and the size of the spaces. These concerns have now been fully 

addressed by the applicant. The access into the site would come off Tannery Lane 

which whilst a well-used highway is not subject to vehicles travelling at excess speeds. 

Suitable visibility splays can be provided on either side of the access to ensure safe 

egress and access into and from the site.  

 

170. Internally, a new street would be provided that would run alongside the western 

boundary of the site. This is to be provided with car parking along its eastern side, with 

the highway a shared surface for pedestrian movements also. Speeds here would be 

slow, so officers are satisfied that a shared surface approach here would be 

acceptable.  

 

171. The layout of the internal roads has been fully tracked, and this demonstrates that 

where appropriate refuse and emergency vehicles can enter and leave the site in a 

forward gear. Officers are therefore satisfied that all movements internally can be 

undertaken safely and without conflict with landscaping or car parking provision.  
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172. As can be seen from the current comments from the Highways Authority, further work 

is still anticipated from the applicants which will address the impact of the proposal on 

the following junctions:  

 

 Vicarage Lane/A2042 Station Road 

 Somerset Road/Mace Lane/Wellesley Road 

 North Street/Somerset Road 

 

173. This information is required as is has been demonstrated that there would be in excess 

of 30 additional vehicle movements within the evening pm peak and given that they 

are already in excess of their capacity at this time, a greater understanding is required 

as to the impact of this proposal. The junctions should be modelled cumulatively rather 

than in isolation. Officers believe that this modelling should take place, however are 

also mindful that this is an allocation site, that would be definition increase the loading 

on these junctions irrespective of use. As such, delegated powers are sought to agree 

the detailing of this modelling, and any potential mitigation once it is complete. It is 

believed that this is a technical requirement, rather than one that goes to the heart of 

the principle, and therefore recommend that Members provide appropriate powers for 

Officers to determination post Planning Committee (subject to all other material 

considerations) unless the modelling shows a severe impact that cannot be mitigated. 

 

174. Likewise, with regards to the detail of the cycle parking, Officers are content that this 

can be accommodated and that information will be forthcoming to address this 

concern. As such, delegated powers are sought in anticipation of the receipt of such 

plans to the satisfaction of officers.  

 

175. To conclude, it is considered that the parking provision within the development is 

acceptable, and that the layout has been designed appropriate to allow for safe and 

convenient movement within. Whilst there remains some outstanding information to be 

submitted and assessed, it is anticipated that this will be provided shortly.    

 

Layout and Design 

 

176. This application has been subject to significant analysis, both through the pre-

application process and also through the life of the application. The applicants 

presented the proposals to Design South East (DSE) for review, with a number of 

points raised that the applicant then sought to address. This response is appended to 

the report.  

 

177. Further to the submission of the application, a meeting was held at the Council on the 

25 September where additional concerns with regards to the form and detailing of a 

number of the blocks was assessed. Subsequent to this meeting, the applicant 

submitted amended plans on the 6 November 2018. These plans have sought to 
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address the concerns raised by officers at that meeting. The main changes are set out 

below:  

 

 The alteration to a number of accesses into the buildings.  

 Amendments to the rear of Block D.   

 Amendments to the façade of Block C.  

 Amendments to the form and façade of Block A.  

 

178. Following the submission on these plans, a further meeting was held on the 14 

November 2018, where additional amendments were sought. Primarily, these 

amendments related to:  

 

 The opening up of the site – with the removal of part of the podium.  

 Significant amendments to the rear elevation of block D 

 Changes to the bicycle storage facility.  

 Changes to the entrances of blocks B and C.  

 

179. Further minor amendments have been sought subsequent to this submission, and 

these plans will be submitted post committee for review and consideration. The 

changes that are suggested relate to minor alterations to the landscaping provision, 

and doorways into the buildings. 

 

180. Given the scale of the proposal, this section will appraise each building individually, 

and then provide an assessment of the cumulative impact of the development, both at 

a local level, and from further afield.  

 

181. Within the Town Centre Area Action Plan (2010) a requirement of any development on 

this site is to show that ‘the scale and massing of buildings reflect the topography of 

the Quarter and create a variety in both roofscape and streetscape. The layout of the 

Quarter should promote a network of pedestrian routes. These should be secondary 

in nature to the main pedestrian thoroughfares which should remain along the Station 

Approach and Station Road. These routes must provide interest and character – being 

animated by local amenities such as small shops, cafes or bars and public art.’  

 

182. Clearly with the increase in indicative numbers (from 150 to 254) there is an increase 

in the storey heights originally envisaged. This height is significant and therefore 

requires careful analysis in terms of impacts to the immediate surrounds and further 

afield. The applicant has submitted a townscape appraisal with the application that 

looks at the impact the proposal has upon the wider area. This appraisal also looks 

that the impact of the proposal in terms of heritage assets.  

 

Character 

 
183. The overall vision and character of a compact residential development including the 

use of brick materials will create an urban feel that is sympathetic to the local form of 
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industrial working history of both the current site and the surrounding area around 
Dover Place and the station where some original industrial buildings still exist. The 
innovative design and detailing of the development will create a unique place that I 
consider will be in keeping with the local distinctiveness as well as generating a 
contemporary character that is compatible with current residential requirements. 

 
Layout 

 
184. I am satisfied the proposed layout of this constrained site has successfully considered 

the need to look at the wider connectivity with the Commercial Quarter and the town 
centre by providing access from Tannery Lane to station forecourt via a new link to the 
side of International House for pedestrians and cyclists.  This will be especially 
important as a pedestrian route to the proposed new multi storey car park behind the 
bowling alley which is currently being explored to ascertain whether it is feasible. It is 
considered important to ensure there is a lot of flexibility in any updated Masterplans 
for the remainder of the commercial quarter to allow for changing market requirements. 
This relates especially to floorplate areas, streets and route alignment, and any use 
mix and this can be accommodated alongside Woolgrowers. Officers have had 
discussions on wider masterplanning and the incorporation of a public square and 
route through the quarter leading to Memorial Gardens and Vicarage Field to the town 
centre. The proposed layout for the Kent Woolgrowers site does not prejudice that and 
I am satisfied that the proposed layout is flexible. I regard the proposals as being very 
capable of complementing the wider masterplan that is emerging for the Commercial 
Quarter.  
 

185. Overall I regard the layout to be simple and will make it easy to move safely, 
conveniently and efficiently with routes that allow easy movement. I am content that 
the layout safeguards the potential to provide good connectivity to the wider area, town 
centre, station, civic buildings and the riverside corridor.  

 
186. The increasing scale of buildings across the site from 6 storeys up to 14 storeys closest 

to the rail station is a welcome feature of the design. The scale helps emphasise the 
hierarchy of the place and importance of the area around the station. The proposed 
buildings are clustered to provide a strong sense of strong enclosure and effective 
continuity of built form along the main new street aligned through the site to connect 
Tannery lane to the station. These are all key placemaking principle of this 
development and will collectively help lead to a strong sense of place close to the heart 
of the town centre. 

 
187. The layout also adequately respects the setting and space around Whist House and 

provides an enclosed private garden area reflecting the original curtilage of the 
property. These curtilage issues are dealt with in more detail in the accompanying LBC 
proposals for Whist House (18/ 

 
Cohesive & Vibrant Neighbourhood 

 
188. The concentration of this number of people near the station and the commercial 

heart of the town centre and a range of activities as well as the green corridor 
a network of open spaces with opportunities for walking, cycling and recreation 
will result in a busy new place on the fringes of the town centre. I consider that 
the accessibility of the site in this urban location and this mix of residential units 
will create a cohesive and vibrant new neighbourhood that would create a 
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pleasant place to live. This number of new residents will help boost the footfall 
and vibrancy of the town centre which will enhance its appeal and has clear 
benefits for the town centre economy. 

 
Street Design 

 
189. The design of the new streets proposed are based on a shared surface approach with 

vehicles travelling at slow speeds. I am very supportive of this approach as it prioritises 
walking and cycling as travel modes and complements the proposed residential 
character and use.  I am satisfied that the street designs will safely combine the safe 
functional needs of vehicles with safe accessibility for people walking and cycling. The 
need for the proposed level of car parking has been carefully integrated into the street 
and will be conveniently close to entrances and I consider the landscaping will enhance 
the streetscene and help soften the extent of hard surfacing required for vehicle access 
and parking.   

 
Open Spaces & Landscaping 

 
190. The open areas around Whist House enclosed by blocks A, B C and D will create a 

new and attractive green space with good public access leading through it. I consider 
that it will provide an excellent outlook for many residents and enhances the wider 
setting of Whist House.   The podium open space above the car park is semi-public as 
routes through the site are also evident. It is relatively well landscaped given the 
structural limitations of the podium. The area to the rear of Block D has been amended 
to help break up the large area of hardstanding to improve the experience of residents 
living there.  Whist House will include its own enclosed space that is reflective of its 
historic character and is appropriate. A rooftop terrace on block C above the 8th storey 
adds to the range of different spaces and experiences available. Overall, I am satisfied 
the open spaces provide attractive, safe, and accessible places that will be popular for 
residents to meet, relax and play.  The landscaped planting and species has attempted 
to emphasise the quality of the green spaces and routes but further work is 
recommended required to ensure they better reflect the respective character of each 
part of the open space. 

 
Built Form 
 

191. A mix of different stand alone built forms are proposed which I consider to be important 
to the creation of an interesting and diverse place here. I satisfied in the way the taller 
buildings are designed differently at lower levels meet the ground to respond to the 
human scale.   
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192. The layout of proposed buildings ensure local access and movement routes are 

effective and the spaces around them are well defined.  The evidence suggests that 
local wind and sunlight patterns have been carefully considered and will ensure the 
local microclimates on site are comfortable. The spacing between buildings ensure the 
scheme will feel intimate and comfortable rather than feeling cramped or oppressive. I 
am satisfied there are no overlooking or privacy issues 

 
Architecture 
 

 
 

193. I am comfortable with the ambitious scale, size and massing of the buildings which will 
have a positive effect on the skyline of the town by creating a cluster of modern 
buildings close to the station but separate from the historic town centre core.  The 
topography is fairly low on this site in relation to the town centre core and forms a 
natural location for taller buildings especially in such a sustainable location in close 
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proximity to the rail station. It is intended that the centre of the town be a vibrant location 
where high densities and significant structures (which are well designed) play a 
significant role in creating this character. Recent developments within the town centre 
have added height, and been contemporary in form, and this proposal responds 
positively for this.  
 

194. Whilst a vibrant town centre is planned, clearly the existing heritage assets within the 
town centre need to be fully considered. The applicant has therefore submitted an 
appropriate townscape assessment, and additional assessment with regards to the 
impact upon historic church spires. As the evidence submitted suggests, the 4 blocks 
will not have a detrimental effect on the key views and vistas of the St Mary’s Church 
spire in the town centre. 

 
195. I am content that much of the detail of the architectural scheme has been subject to 

considerable attention. The architecture has a good composition and generous amount 
of balconies and fenestration with well-defined entrances to create many animated 
facades. The brick, cladding and metal materials are high quality, robust, attractive and 
are combined to create an innovative and attractive design. The rooftop form and 
design is generally understated although its vital to maintain some further control as 
the colour texture and grain of the detail is refined 

 
Integrated Parking & Servicing 

 
196. The integral car parking is well laid out and located mainly beneath the built form. It is 

clear there is enough discretely designed and accessible cycle storage, refuse storage 
areas plus plant rooms discretely integrated into the façade. 

 
Summary 

 
197. I am satisfied the design of the buildings, streets and open spaces will result in a 

cohesive and well-planned urban environment with a strong sense of place. I am 
content that the design will be in keeping with the vision and character envisaged by 
the Council for this part of the town centre that is already changing and regenerating 
quickly. I consider the proposals will create an interesting, vibrant and sustainable 
place to live close to a wide range of facilities and will generate substantial economic 
benefits for the town centre through higher footfall.  The scale and massing of the built 
form is varied but acceptable in this urban location with a clear precedent and policy 
support for well-designed tall buildings.  

 

Impact on the Riverside Setting 

 

198. Whilst this is a full application no precise details with regards to the planting proposed 

along the riverside have been submitted as part of this application, rather illustrative 

plans have been submitted as part of a landscape masterplan. All built development 

will be set back some 8metres from the riverside edge, in accordance with the 

requirements of the Environment Agency however, new landscaping (and the bridge) 

will be provided within this zone.  

 

199. The river currently has a range of clusters of mature sycamore, alders and ash trees, 

some of which will be retained through the redevelopment of the site. However, it is 
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understood that some minor tree removal and thinning out of this vegetation will take 

place in order to open up view from within the site, and to facilitate the delivery of the 

new bridge. Officers do not feel the removal of some trees will be harmful to the 

character or amenity of the local environment as sufficient greenery will remain and 

further tree planting is proposed across the rest of the site to ensure an overall net 

increase in the number and quality of trees. These trees will be supplemented by new 

planting of alder and other native species to retain a partial screen along the riverbank 

and to preserve and enhance its ecological value. The management of the retained 

trees and the planting of new trees will allow for areas of sunlight and shade along the 

river banks encouraging the wildlife. Further tree planting along riverside will 

strengthen green character of riverside footpath setting. 

 

200. The development will be sufficiently set back from the river to ensure it does not 

adversely impact on the natural environment and ecology. The substantial tree line will 

be retained but where diseased or low-quality trees are deemed suitable for removal 

there will be an opportunity to open up some limited access to the edge of the river 

bank and improve the opportunity for people to interact with the river. The proposed 

development would not result in the loss of any of the significant tree cover or semi-

natural habitat. By introducing new footpaths and cycle links, a footbridge and 

development overlooking the river there will be more people using the area and this 

helps ensure the environment feels safe and secure and encourages them to enjoy 

the river more. This is considered to be a significant benefit of this proposal and aligns 

with the aspirations of the policies relating to the Commercial Quarter.  

 

201. The new footbridge is therefore of the upmost importance to the character of the 

locality – and it is considered that the design will respond positively to the 

contemporary form of both the buildings and the landscape within which it will sit.  

 

202. No detailed lighting has yet been proposed with the application, however how the 

bridge and surrounding landscape will be lit will need careful consideration through the 

discharge of conditions. It is suggested that this lighting should be safe, but subtle and 

low level where possible to ensure that the ecology within the river/riverbank is not 

impacted, and to retain where possible the semi-natural character of the bank.  

 

203. In light of all of the above, Officers are satisfied that the design, scale, massing and 

layout of the development would result in a scheme which has been successfully 

integrated within the existing riverside environment. 

  
 
General Landscaping 
 

204. Comments have been received from the Council’s cultural and landscape department 

which sets out a number of small concerns that they have with regards to the proposal. 

Whilst these concerns are understood, it is believed that a number of concerns can be 
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dealt with through the imposition of conditions, or through further negotiations granted 

under delegated powers.  

 

Heritage and Archaeology    

 

205. Section 66 and Section 72 of the Planning (Listed Buildings and Conservation Areas) 

Act 1990 set out general duties of the LPA in respect of listed buildings and 

conservation areas in exercise of planning functions. In the case of Section 66, it seeks 

to ensure that where development affects a listed building or its setting, the local 

planning authority shall have special regard to the desirability of preserving the building 

or its setting or any features of special architectural or historic interest which it 

possesses. In the case of Section 72, the Act requires the LPA to pay special attention 

to the desirability of preserving or enhancing the character and appearance of the 

conservation area. This is reflected in adopted policies, EN16 and CS1 and emerging 

local plan policies ENV13 and ENV14 which I also afford significant weight. 

 

Setting of Whist House 

206. Section 66 of the 1990 Act that in considering whether to grant planning permission for 

development which affects a listed building or its setting, the local planning 

authority…shall have special regard to the desirability of preserving the building or its 

setting or any features of special architectural or historic interest which it possesses. 

The definition of what is meant by “special regard” has now been established at Appeal 

and case law. 

207. As designated heritage assets, the impact on the setting of the conservation area and 

listed buildings has been taken into account. In keeping with the DCLG Planning 

Practice Guidance 2014 Conserving and Enhancing the Historic Environment’ the 

definition of a setting is; 

 

208. The surroundings in which a heritage asset is experienced. Its extent is not fixed and 

may change as the asset and its surroundings evolve. Elements of a setting may make 

a positive or negative contribution to the significance of an asset, may affect the ability 

to appreciate that significance or may be neutral. 

 

209. With this in mind the impact the proposals will have on the following; views; local 

historic character; scale & height; architectural detailing and materials, have been 

carefully considered and are assessed in detail below. 

 

210. It is the Council’s duty to consider setting not only relating to Whist House itself, but 

also to other Heritage Assets that may be affected, and this assessment has been 

carried out in Officers drawing their conclusions on the proposal.   

211. The Conservation Officer has stated that the setting of Whist House will be affected by 

both the built development proposed and the landscaping. She is concerned that whilst 

the house has always been hemmed in by large buildings, these have been functional 

and low rise, although bulky. These buildings have also provided seclusion for the 

occupants of Whist House. The proposed buildings are significantly larger than those 
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previously approved and do not appear to have any meaningful relationship with the 

Listed building, either architecturally or spatially. This criticism of the proposal is 

understood, and Officers do not disagree with this assessment, in particular with 

regards to the built form (although it can be argued that the proposed landscaping may 

indeed bring about some benefits). The buildings opposite Whist House are particularly 

large, and there is little direct interaction between these and the existing property, 

either in terms of scale or indeed form. However, given the policy objectives of bringing 

this whole site into a high-density housing and commercial quarter, Officers believe 

that any development that complies with this policy is likely to have a similar impact.  

212. The provision of a large area of parking to the side of Whist House will have a 

detrimental impact upon its setting, coming up close to the building. That said, there is 

already an area of hardstanding within this location, and as such the circumstances 

are not changing significantly.  

213. Beyond the site itself, the main concern of the Conservation Officer is the impact of the 

proposal upon St Mary’s Church in Ashford town centre. This Grade I Listed building 

is of the highest significance and part of its special interest is derived from the visibility 

of its height from the surrounding area. I have noted one view from Mersham church 

back towards Ashford (indivisibility between rural churches was important for 

navigation). Whilst the applicant has submitted information regarding medium and 

longer distance views, there is still concern that the scale of the building (particularly 

Block C) would be such that it would interrupt more important views across the town, 

from these important heritage assets.  

214. Clearly, it is considered that there would be some harm caused by this proposal, in 

terms of the setting of the Whist House, and also the height of the Block C and its 

impact upon Mersham Church. However, the level of harm needs to be balanced 

against the benefits of the delivery of this key town centre site. Members also need to 

undertake this ‘weighing up’ exercise when determining the application.  

Demolition of Existing Buildings  

 

215. The NPPF (2018) places great importance on the protection of heritage assets, citing 

them to be an irreplaceable resource, which should be conserved in a manner 

appropriate to their significance. The NPPF states at paragraph 189 that in determining 

applications, local planning authorities ‘should require an applicant to describe the 

significance of any heritage assets affected, including any contribution made by their 

setting. The level of detail should be proportionate to the assets’ importance and no 

more than is sufficient to understand the potential impact of the proposal on their 

significance. As a minimum the relevant historic environment record should have been 

consulted and the heritage assets assessed using appropriate expertise where 

necessary. Where a site on which development is proposed includes, or has the 

potential to include, heritage assets with archaeological interest, local planning 
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authorities should require developers to submit an appropriate desk-based 

assessment and, where necessary, a field evaluation.’ 

 

 

216. It then states1 that local planning authorities should ‘identify and assess the particular 

significance of any heritage asset that may be affected by a proposal (including by 

development affecting the setting of a heritage asset) taking account of the available 

evidence and any necessary expertise. They should take this into account when 

considering the impact of a proposal on a heritage asset, to avoid or minimise any 

conflict between the heritage asset’s conservation and any aspect of the proposal.’  

 

217. As can be seen from the consultation responses from both the Council’s Conservation 

Officer and the response from Historic England, at the point of submission significant 

concerns were raised with regards to this proposal from a heritage perspective. 

However, much of these concerns relates to the loss of two pre-1948 buildings that are 

considered to be heritage assets within the site, linked to its industrial use. They 

consider that the issues and safeguards outlined in their advice need to be addressed 
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in order for the applications to meet the requirements of paragraphs 190, 194 and 196 

of the NPPF. In determining these applications, the Council needs to bear in mind the 

statutory duty of sections 16(2) and 66(1) of the Planning (Listed Buildings and 

Conservation Areas) Act 1990 to have special regard to the desirability of preserving 

listed buildings or their setting or any features of special architectural or historic interest 

which they possess. 

 

218. Likewise, the Ancient Monument Society welcomed the retention and proposed repair 

of the Grade II*-listed Whist House. This is an important building - both architecturally 

and in telling the story of Ashford’s early industrial development. 

 

219. Regarding the two curtilage buildings to be demolished, they found it difficult to tell 

from the limited submitted details if the buildings are of limited architectural interest, as 

reported in the submitted Heritage, Townscape and Visual Impact Assessment and 

asked for more details. 

220. These additional details have been provided as part of the re-consultation process 

and Members will be advised of any additional response from them either prior to, or 

at the Planning Committee meeting.   

221. The Association for Industrial Archaeology consider that the loss of the two 

outbuildings is regrettable and ask that the buildings are recorded, above and below 

ground.  

 

222. With regards to the loss of any heritage asset, the NPPF2 states that any ‘harm to, or 

loss of, the significance of a designated heritage asset (from its alteration or 

destruction, or from development within its setting), should require clear and 

convincing justification.’ 

 

223. This proposal would result in the loss of two buildings considered to be non-designated 

heritage assets, a two storey ‘sales’ building within the centre of the site, and a single 

storey storage building that runs alongside the riverbank. Both the Conservation 

Officer and Historic England have raised concerns with regards to the loss of these 

buildings as they are an important link to the historical past of both the site and the 

town centre. Historic England do note that the loss of these buildings does have the 

opportunity to enhance the setting of the Grade II* listed Whist House through the 

improvement to landscaping and the opening up of the site.  

 

224. Whilst it is regrettable that any heritage asset be lost, when assessing the benefits of 

the proposal, particularly given the weight of policy support for it, and when considering 

the planning history of the site, Officers believe that there is sound justification in this 

instance.   

 

225. As was the case with the previously approved planning application (13/00713/AS) it is 

clear that the retention of these buildings would make the subsequent design and 
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layout of any redevelopment awkward at best. As was set out within the previous 

report, in terms of the two-storey sales building ‘in order to achieve a good access, a 

suitable scale of development and numbers of residential units close to the TCAAP 

requirements that this building had little option but to be demolished.’ This remains the 

case with this application, and indeed is perhaps exacerbated by the further uplift in 

numbers. It is not therefore considered that the loss of this building would be 

significant.  

 

226. To my mind the loss of the single storey brick storage building it a little more difficult to 

justify insofar as it in only in part upon a footprint of a new residential building. That 

said, it would prevent clear views across the river, and would also prevent the new 

bridge link being created across to South Park. Its loss was previously agreed to, and 

I do not believe that there are any changes to policy, or to circumstances on the ground 

that would lead to a different recommendation this time around. Again, I do no therefore 

consider the loss of this building to be significant. 

 

Conversion of Whist House  

 

227. In terms of the impact upon Whist House, the conversion to a single dwelling raised a 

number of concerns when first submitted to the Council. These concerns are set out 

in full within the ‘consultations’ section of this report. As a result of the comments that 

were raised, amended plans were submitted on the 6 November which have sought to 

address these concerns. In principle there no concerns with regards to the conversion 

works proposed – into a single dwelling, and I consider that all outstanding detailed 

matters can be addressed through the imposition of conditions.  

 

228. Since the initial submission of the application, significant amendments have been 

provided which show a more appropriate landscape treatment of Whist House. This 

would be a relatively formal area of amenity space/garden, that would open out onto 

the public open space. This is considered to be an attractive approach into the 

application site.  

 

229. This application is accompanied by a listed building application, which assesses the 

impact upon the fabric on the listed building and its setting in greater detail. This 

application is also before Members for determination.  

 

230. Members should also be aware that the applicant is working alongside a restaurant 

operator and will be submitting an application for this A3 use (together with an 

extension to the building) in due course. Officers are still involved in the ongoing 

negotiations for this use and design. However, this is not for consideration at this point 

in time, although Members should be mindful that the residential use proposed may 

not ultimately come forward.  

 

231. The re-instatement of Whist House is a significant benefit of this proposal, and it is 

recommended that this be provided at a relatively early stage of the whole 
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development. A condition is suggested that would require this to be undertaken prior 

to the completion of the penultimate phase of development. 

 

Landscaping – Impact upon Heritage  

232. The final scheme for the landscaping has not yet been established although the 

applicant has submitted illustrative plans to this effect. However, it is clear that careful 

consideration needs to be given to the creation of private garden space for the house 

and separation from the public areas. This would not be a straightforward matter, as 

there is no ‘rear garden’ as such, with all amenity space to the front and side of the 

building. This is perhaps one of the main concerns of the conversion of the listed 

building, as it would not be desirable for domestic paraphernalia to be sited within this 

garden area – impacting upon the setting of the listed building. As such, and detailed 

landscaping plans will need to have full regard of the functioning of this space, as well 

as its impact upon the building itself.  

Archaeology  

 

233. An assessment of archaeology and cultural heritage has been undertaken in 
accordance with the NPPF and focuses on disturbance to buried archaeological 
deposits and changes to the setting of above ground, built heritage of the former 
tannery use along the riverbanks and the listed building. It is likely that there will be a 
considerable amount of industrial archaeological interest surviving in this site 
especially regarding the tannery works and pits. Officers are satisfied that conditions 
can ensure the records of these items are recorded by suitably specialist record of 
these interesting surviving heritage assets and that any archaeology that may exist is 
protected during the course of construction.  

 
234. The scheme will seek to preserve archaeology on site, and to provide a photographic 

record of the existing buildings to be removed for future reference. This is considered 
to be an acceptable approach, and consistent with the policies within the NPPF as well 
as Core Strategy and TCAAP.  

 

Conclusion (Heritage)  

235. Overall, in weighing up the loss of the two curtilage listed buildings, the harm to the 

historic fabric and industrial heritage and the impact on the setting of the Listed building 

against the gain of repairing the Listed building, there is a distinct deficit in heritage 

terms. In terms of the NPPF test this harm would be considered as less than 

substantial, but nonetheless significant and unacceptable. Therefore, this harm must 

be weighed against the public benefits. In this instance, the public benefits of the 

development are significant, bring about a significant portion of the Council’s housing 

need (on an allocated site) and bringing forward a high-quality development on a site 

that is currently unkempt, with no public access in the heart of the town. The 

Conservation Officer’s view that the harm is less than substantial is of particularly 

important and has been given due regard in the balancing of this application. In this 

instance, (as previously) the benefits of the scheme are considered to outweigh the 

harm. 
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 Impact on Residential Amenity 

 

236. Paragraph 127 of the NPPF indicates that planning decisions should create a high 

standard of amenity for existing and future residents affected by any new development. 

At present there are no residential properties within the immediate surrounds of the 

application site, and as such the impact upon existing residents within the town centre 

is minimal. That said, it is also important to consider the quality of life for future 

residents within the development. 

 

237. Concern has been raised from Royal Mail with regards to the proximity of the new 

residential units to their yard, which operates during the early hours and into the 

evenings. They are concerned that the proximity of residential properties here may 

impact upon their operations.  

 

238. It is the Council’s view that whilst this is a valid concern, there would be an element of 

residents moving in being aware of the operations taking place at present. 

Furthermore, the Council are aware that in the medium to long term, this site has been 

promoted as part of the overall commercial quarter and as such operations are likely 

to move elsewhere to a bespoke unit. For these reasons, it is not considered that future 

residents would be unduly impacted by the use operating in close proximity of the site.   

 

239. In terms of the design of the flats, these are all considered to be of an acceptable layout 

and size, with the majority also provided with some outside space through the provision 

of balconies. These are also designed in such a way that there would be no mutual 

overlooking between the properties, and as such a good level of privacy would be 

achieved. The only area of concern is the provision of a balcony above terrace on the 

upper floors of Block B, however, again this would be in situ at the point of purchase, 

and as such this should be apparent for any future residents prior to moving into the 

property. I do not think this such an issue as to warrant the submission to amended 

plans.  

 

240. The applicant has submitted a wind microclimate study which looks at the impact of 

the proposal in terms of tunnelling effects etc. This report also suggests small 

mitigation measures that address the concerns that are raised. These mitigation 

measures include:  

 

 Amendments to the access to Block A 

 Amendments to the south corner of Block C 

 Further planting between Block B and Block C (at podium level) 

 

241. These measures have been (in part) addressed through the amended plans submitted 

through the life of the application, with the amendment to the access, increased 

planting where appropriate and changes to the access arrangement, and indeed 
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podium surrounding Block C. It is therefore considered that the microclimate impacts 

of this proposal have been fully considered and addressed within the application. 

 

242. It is therefore considered that residential amenity has been adequately considered as 

part of this application submission, and no objections are therefore raised on that 

matter.   

 

General Landscaping and Open Space 

 

243. The proposal would bring about the provision of new publicly accessible open space 

within the development but would also bring a significant uplift in residents into the 

town centre. The Council’s Open Space SPD sets out the requirement for informal 

green space, as being 2.0ha/1000 population. Here, within a 400metre walking 

distance is both North Park and South Park, which provide a total of 3.43ha of 

accessible open space albeit already serving a large local community.  An increase  in 

housing would put extra strain on these open spaces potentially providing a small 

imbalance of open space per resident locally. Given the extra housing, contributions 

for open space are being sought through the section 106.  

 

244. Not only is there a good quantum of open space but qualitatively the provision of a 

skate park in close proximity (which is well used) which will be made all the more 

accessible by the new bridge that is proposed will ensure that good facilities are 

available for future residents.  

 

245. It is therefore considered that the proposal is acceptable in terms of open space 

provision, both in terms of that provided on site, but also that is accessible within the 

locality.  

 

Sustainability Issues (Including SuDs) 

 

246. As of the 18th July 2016, the Council no longer requires planning applications for 

residential development to comply with Core Strategy Policy CS10 ‘Sustainable 

Design and Construction’ (2008) or guidance contained in the Council’s Sustainable 

Design and Construction SPD (2012). This position is primarily based on the Housing 

and Planning Act which received royal assent on Friday 13th May 2016. The Act brings 

an end to the aspiration to deliver zero-carbon homes through the planning process, 

relying instead on building regulations to deliver energy efficient buildings. 

 

247. The Council cannot propose planning policies that seek additional (to current building 

regulations) energy efficient or carbon reduction standards for new dwellings. It is 

therefore not intended to seek carbon off setting contributions through s106 

negotiations.  

 

248. However with regards to water efficiency the Council will require residential 

development to comply with emerging policy ENV7 ‘Water Efficiency’ of the emerging 
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Local Plan 2030 which sets out ‘All new residential development must achieve, as a 

minimum, the optional requirement set through Building Regulations for water 

efficiency that requires an estimated water use of no more than 110 litres per person 

per day’. A condition will be imposed to deal with water efficiency. 

 

249. The application was submitted with a Flood Risk Assessment (FRA) and an indicative 

drainage layout (Appendix 5). These have been assessed by KCC Flood and Water 

Management who raise no objections to this proposal subject to the imposition of 

suitable conditions (which are recommended at the end of this report).  

 

250. Previously concern was raised by the Environment Agency with regards to the 

proximity of the development to the river bank, however with the submission of 

additional information they have now withdrawn their objection, and are satisfied to 

address all matters through the imposition of conditions (which are set out at the end 

of this report).   

  

Ecology and Impact on Riverside Setting  

 

251. Policy EN31 of the adopted Local Plan states that development which significantly 

affects semi-natural habitats will not be permitted unless measures have been taken 

to limit impact and long-term habitat protection is provided where appropriate. In 

addition, Guiding Principles Policies CS1 (A) (D) and (K) of the Core Strategy identify 

objectives of ensuring protection of the natural environment and integration of green 

elements enhancing biodiversity as part of high-quality design. Against these 

overarching objectives, Policy CS11 of the Core Strategy specifically requires 

development proposals to avoid harm to biodiversity and geological conservation 

interests, and seek to maintain and, where practicable, enhance and expand 

biodiversity. This is reflected also in policy ENV1 of the emerging Local Plan. 

 

252. Initially, concerns were raised by KCC Ecology and further information was requested 

prior to the determination of the application. The applicant has agreed to provide 

additional bat access roof and ridge tiles within the development to mitigate any impact 

that the development might have. They have also agreed that any clearance of the 

riverbank be undertaken with a suitable specialist on site to ensure that no reptile 

habitat is lost.   

 

253. The applicant has submitted this additional information relating to ecology as part of a 

package of information that is currently being re-consulted on. KCC Ecology are 

assessing this information, and an update will be provided to Members either prior to 

or during the Planning Committee meeting.   

 

Other Matters/Phasing 

 

254. At present no phasing plan for the development has been submitted and clearly in this 

instance it is important that the renovation of Whist House and the provision of a 
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footbridge across the River Stour be provided in a timely fashion. In addition, it is 

important for the Council to understand which phase of the development will come 

forward at what point, in order that the development can be controlled appropriately.  

 

255. It is therefore recommended that a phasing plan be submitted by condition which will 

set out the approach that the applicant will take to delivering the scheme. Condition 2 

(set out below) recommends the timings for certain aspects to come forward. This will 

ensure that both the bridge and the renovation of Whist House is completed prior to all 

of the apartments being delivered, but will also allow the developer to obtain funding 

through the sale of some of their units. Officers believe that this is a balanced approach 

to ensure that the development is deliverable, whilst also ensuing the benefits of the 

proposal are brought forward in a timely fashion.  

 

Planning Obligations 

 

256.  Paragraphs 54 – 57 of the NPPF cover S106 contributions and conditions. In 

respect of S106 contributions they state that these should be used to mitigate 

the impacts of the development and make otherwise unacceptable 

developments acceptable. They should only be used where planning 

conditions cannot address the issue.  

 

257. Regulation 122 of the Community Infrastructure Regulations 2010 state that a 

planning obligation may only constitute a reason for granting planning 

permission for a development if the obligation is:  

(a) Necessary to make the development acceptable in planning terms;  

(b) Directly related to the development; and  

(c) Fairly and reasonably related in scale and kind to the development. 

 

258. Policy CS18 of the CS requires that infrastructure and facilities to meet the 

needs generated by new development should be provided, and that these 

should normally be provided on site unless otherwise agreed. Policies IMP1 

and IMP2 of the emerging Local Plan to 2030 also require that development 

shall make provision to meet the additional requirements for infrastructure 

arising from the development, where justified.  Proposals which do not fulfil this 

objective must be supported by extensive viability evidence that establishes 

why any deficit in infrastructure contribution is deemed necessary to make the 

scheme viable, and there should be wider planning benefits for the scheme to 

proceed. 

 

259. From the start of negotiations the applicant identified that the development 

would be unable to bear the full costs of developer contributions usually sought 

by the Council through the Core Strategy and emerging Local Plan Policies. It 

should be noted that Policy HOU1 does not require any affordable housing to 

be provided for flatted developments in Ashford Town, but most of the other 

developer contributions usually required for a residential scheme of this nature 
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have been requested by consultees and these are set out in Table 1 below 

together with other matters that need to be covered by a planning agreement. 

The applicant was therefore advised to submit a viability appraisal.  

 

260. The submitted full viability appraisal has been independently appraised for the 

Council by Bespoke Property Services. There has been significant negotiation 

between officers and the applicants as further information and clarity was 

sought on this submission but the conclusion of the process is that due to the 

high build costs associated with a scheme of this nature and quality the 

residual value of the site is considerably less than the existing use value and 

on paper the scheme cannot afford to make any contributions. 

Notwithstanding this, the applicants have agreed to pay £126, 000 in Pay 

Regardless contributions. 

 

261. However, as policy IMP2 recognises, any viability assessment is an 

assessment of the current financial situation, and costs and values change 

over time. This is in line with published guidance. As a consequence officers 

consider that the scheme should be re-appraised as it proceeds on the 

following basis, 

 

(a) That if the site is sold there is a full viability review before work 

commences. 

(b) That if the site is developed out by U+I and the site hasn’t reached 30 plots 

completed within 2 years of permission being granted there is a full 

viability review.  

(c) That in either event on completion of 80% of the units there is a full 

viability review with a full interrogation of build costs. 

(d) That any uplift in viability identified through any of the above viability 

reviews is paid as deferred contributions subject to the overall upper limit 

of all contributions originally requested, index-linked. 

This approach is consistent with emerging Policy IMP2. 

 

262. However, as indicated above this is not the only consideration. To fulfil the aims 

of the policy, it must be demonstrated that there are wider planning benefits for 

the scheme to proceed. Clearly the requirement to pay for community 

infrastructure is a matter that the Council take particularly seriously, and any 

shortfall is of significant concern to them. However, in this instance, the delivery 

of a large number of dwellings, within a highly sustainable location, and upon 

land that the Council consider to be important in the regeneration of the town 

centre should be given a considerable amount of weight.  

 

263. The Council’s viability consultant agrees that the proposal is ‘at its limit’ in terms 

of the S106 contributions now being offered. It is considered there are 

appropriate material considerations in this instance to forego any further 
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contributions at this point in time and to recommend the scheme even though 

the full developer contributions are not and may not be met.   

 

264. It is important to note that the lack of full S106 contributions does not indicate 

a lack of quality of the development. The proposed development has been 

subject to significant negotiations over its quality, including Design Review and 

Member presentations. The early provision of a high-quality development will 

allow the market in the town centre to strengthen, thereby having significant 

benefits for the economy as a whole. It is therefore considered that there is 

sound justification for recommending planning permission be granted 

notwithstanding the reduced level of contributions being provided. Officers 

believe that this is an appropriate way forward in this case, as an alternative to 

considering refusal of the scheme because it cannot meet the full S106 

requirements, or just accepting lower contributions de facto. There remains a 

strong expectation, particularly at Central Government level, that housing 

development should continue.   

 

265. It is, in line with normal practice in these cases, suggested that the £126, 000 

Pay Regardless Contribution is not allocated to specific projects at this stage, 

and should members agree, then officers will determine which of the requested 

projects should be funded with the Pay Regardless Contribution and which 

should be funded from any  Deferred Contributions received in the future.   

 

266. In this connection Cultural Services have indicated that at present their priority 

is the delivery of further play facilities at the Stour Centre. KCC have been 

asked to indicate what their priority is and a reply is awaited. All of the 

contributions requested by both Cultural Services and KCC are considered to 

be CIL compliant. However the request for Arts Programming funding has not 

been taken forward in view of the proposal in the application to provide a bridge 

designed by Alex Chinnock as the public art element. An appropriate Head of 

Term is included in Table 1 and this element is to be provided regardless, as is 

the Head dealing with the restoration of Whist House. A request from the CCG 

for health funding has not yet been received but is anticipated and an update 

will be given at the Committee. Other contributions in addition to the £126K are 

the bus/cycle voucher, CPZ and monitoring fee as these are necessary to 

achieve the objectives of the Transport Assessment and obligations. 

 

267. Officers therefore recommend that the planning obligations set out in table 1 be 

required should Members be minded to resolve to grant planning permission 

(with delegated powers to officers to finalise the details). The contributions have 

been assessed against Regulation 122 and for the reasons given are 

considered necessary to make the development acceptable, are directly related 

in scale and kind to the development and are directly related to the proposal. 

Accordingly, they may be a reason for granting planning permission in this 

instance. 
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Table 1 : Heads of Terms for Section 106 Agreement/Undertaking 
 

 

 
Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

1  
 
Social Care 
 
 
Project: 
Towards the Ashford town centre 
Changing Place Facility  
 
 

 
 
 
£47.06 per 
dwelling 
 
 

 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
 
 
Necessary as enhanced facilities required to 
meet the demand that would be generated 
pursuant to Core Strategy policy CS18, Urban 
Sites and Infrastructure DPD policy U24 (if 
applicable), KCC Guide to Development 
Contributions and the Provision of Community 
Infrastructure and guidance in the NPPF.   
 
Directly related as occupiers will use 
community facilities and services and the 
facilities and services to be funded will be 
available to them.   
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and because the amount has 
taken into account the estimated number of 
users and is based on the number of 
dwellings.   
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

2  
 
Sustainable Travel 
 
The choice of a £100 cycle voucher 
towards a new bicycle from a local  
cycle shop or a 3 month free bus 
pass on the Stagecoach East Kent 
network. 

 
 

 
£100 cycle 
voucher/bus 
travel voucher 
per dwelling 

 
Provide to 
occupier on 
Occupation of 
each dwelling 

Necessary in order to meet the demand 
generated by the development, promote 
public transport and encourage a modal shift 
away from private car use pursuant to Core 
Strategy policies CS1, CS2, CS15 and CS18, 
Urban Sites and Infrastructure DPD policy 
U24 (if applicable), Kent Local Transport Plan 
and guidance in the NPPF.   
 
Directly related as occupiers will travel and 
the facilities to be funded will be available to 
them.   
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and because the amount has 
been calculated based on the scale of the 
development.   
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

3  
 
Allotments 
 
 
Project: off -site contribution 
towards improvements to 
allotments at Henwood, Orion Way, 
and Gas House Fields. 
 
 

 
 
 
£188.13 per 
dwelling for 
capital costs 
 
£48.13 per 
dwelling for 
maintenance 
 

 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
 
 
Necessary as allotments are required to meet 
the demand that would be generated and 
must be maintained in order to continue to 
meet that demand pursuant to Core Strategy 
policies CS1, CS2 and CS18, Urban Sites and 
Infrastructure DPD policy U24 (if applicable), 
Public Green Spaces and Water Environment 
SPD and guidance in the NPPF. 
 
Directly related as occupiers will use 
allotments and the facilities to be provided 
would be available to them. 
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and the number of occupiers 
and the extent of the facilities to be provided 
and maintained and the maintenance period is 
limited to 10 years. 
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4  
 
Children’s and Young People’s 
Play Space 
 
 
Project: off-site contribution to play 
facilities at the Stour Centre. 
 
 

 
 
 
 
£473.23 per 
dwelling for 
capital costs 
 
£483.44 per 
dwelling for 
maintenance 
 

 
 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
 
 
 

Necessary as children’s and young people’s 

play space is required to meet the demand 

that would be generated and must be 

maintained in order to continue to meet that 

demand pursuant to Core Strategy policies 

CS1, CS2 and CS18, Urban Sites and 

Infrastructure DPD policy U24 (if applicable), 

Ashford Town Centre AAP policy TC27 (if 

applicable), Public Green Spaces and Water 

Environment SPD and guidance in the NPPF. 

 
Directly related as occupiers will use 
children’s and young people’s play space and 
the facilities to be provided would be available 
to them. 
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and the number of occupiers 
and the extent of the facilities to be provided 
and maintained and the maintenance period is 
limited to 10 years. 
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

5  
 
Community Learning 
 
 
Project: 
Contribution to be applied towards 
additional IT equipment for the new 
learners from this development – at 
Ashford Gateway  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
£34.45 per 
dwelling 
 
 

 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
 
 
Necessary as enhanced services required to 
meet the demand that would be generated 
and pursuant to Core Strategy policy CS18, 
Urban Sites and Infrastructure DPD policy 
U24 (if applicable), KCC Guide to 
Development Contributions and the Provision 
of Community Infrastructure and guidance in 
the NPPF.   
 
Directly related as occupiers will use 
community learning services and the facilities 
to be funded will be available to them.  
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and because the amount has 
taken into account the estimated number of 
users and is based on the number of 
dwellings.    
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

6  
 
Controlled Parking Zone 
 
 
Contribution towards the making 
and implementation of a traffic 
regulation order for the site/other 
roads in the vicinity if this proves 
necessary 
 
 

 
 
 
£15, 000 

 
 
 
Paid regardless 
Upon occupation 
of 75% of the 
dwellings 

 
 
 

Necessary in order to protect the residential 

amenity of future residents and in the interests 

of highway safety and convenience pursuant 

to Core Strategy policies CS1, CS15 and 

CS18, Urban Sites and Infrastructure DPD 

policy U24 (if applicable) and guidance in the 

NPPF. 

 
Directly related as occupiers will be affected 
by use of the roads on the site and will use the 
roads. 
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development. 
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

7  
 
Health Care  
 
 
Project: TBA 
 
 
 
 

 
 
 
£504 for each 
1-bed dwelling 
£720 for each 
2-bed dwelling 
£1008 for 
each 3-bed 
dwelling 
£1260 for 
each 4-bed 
dwelling 
£1728 for 
each 5-bed 
dwelling or 
larger  
 
 

 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
 
 
Necessary as additional healthcare facilities 
required to meet the demand that would be 
generated pursuant to Core Strategy policy 
CS18, Urban Sites and Infrastructure DPD 
policy U24 (if applicable), saved Local Plan 
policy CF19 and guidance in the NPPF.  
 
Directly related as occupiers will use 
healthcare facilities and the facilities to be 
funded will be available to them.  
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and because the amount has 
been calculated based on the estimated 
number of occupiers.   
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8  
 
Informal/Natural Green Space 
 
 
Project: part on-site provision and 
part off-site provision in the form of 
improvements at North Park. 
 
On site provision layout to be high 
quality as agreed pursuant to 
condition and land managed by a 
management company details to 
be agreed in line with the 
objectives of IMP3. 
 
 

 
 
 
£ 316.46 per 
dwelling for 
capital costs 
off site 
 
£236.98 per 
dwelling for 
maintenance 
costs off-site 
 

 
 
 
On site provision 
to be completed 
and placed 
under agreed 
management 
arrangements 
before  
occupation  
of 75% of the 
dwellings 
 
 
Contributions to 
off-site to be 
paid from Pay 
Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
 
 

Necessary as informal/natural green space is 

required to meet the demand that would be 

generated and must be maintained in order to 

continue to meet that demand pursuant to 

Core Strategy policies CS1, CS2 and CS18, 

Urban Sites and Infrastructure DPD policy 

U24 (if applicable), Ashford Town Centre AAP 

policy TC27 (if applicable), Public Green 

Spaces and Water Environment SPD and 

guidance in the NPPF. 

 
Directly related as occupiers will use 
informal/natural green space and the facilities 
to be provided would be available to them. 
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and the number of occupiers 
and the extent of the facilities to be provided 
and maintained and the maintenance period is 
limited to 10 years. 
 

9  
 
Libraries 
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

 
 
Contribution for additional 
bookstock at Ashford gateway 
Library 
 
 
 
 
 
 
 
 

 
£208.93 per 
dwelling 
 
 

 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
Necessary as more books required to meet 
the demand generated and pursuant to Core 
Strategy policy CS18, Urban Sites and 
Infrastructure DPD policy U24 (if applicable), 
KCC Guide to Development Contributions and 
the Provision of Community Infrastructure and 
guidance in the NPPF.   
 
Directly related as occupiers will use library 
books and the books to be funded will be 
available to them.   
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and because amount calculated 
based on the number of dwellings.   
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

10  
 
Monitoring Fee 
 
 
Contribution towards the Council’s 
additional costs of monitoring 
compliance with the agreement or 
undertaking. 
 
 

 
 
 
£1000 per 
annum until 
development 
is completed  
 
 

 
 
 
First payment 
upon 
commencement 
of development 
and on the 
anniversary 
thereof in 
subsequent 
years 
 
 

 
 
 
Necessary in order to ensure the planning 
obligations are complied with.   
 
Directly related as only costs arising in 
connection with the monitoring of the 
development and these planning obligations 
are covered.   
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and the obligations to be 
monitored. 
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

11  
 
Sports Pitches 
 
 
Project: off-site provision at the 
Stour Centre (NB this may be for 
outside or indoor sports facilities) 
 
 

 
 
 
£1,158.65 per 
dwelling for 
capital costs  
 
£237.71 per 
dwelling for 
maintenance 
 
 

 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
 
 
Necessary as sports pitches are required to 
meet the demand that would be generated 
and must be maintained in order to continue 
to meet that demand pursuant to Core 
Strategy policies CS1, CS2 and CS18, Urban 
Sites and Infrastructure DPD policy U24 (if 
applicable), Ashford Town Centre AAP policy 
TC27 (if applicable), Public Green Spaces and 
Water Environment SPD and guidance in the 
NPPF. 
 
Directly related as occupiers will use sports 
pitches and the facilities to be provided would 
be available to them. 
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and the number of occupiers 
and the extent of the facilities to be provided 
and maintained and the maintenance period is 
limited to 10 years. 
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12  
 
Primary Schools  
 
 
Project: 
Contribution to be applied towards 
the provision of the Phase 1 
Extension at St Theresa’s Primary 
School, Ashford 
 
 
 
 
 
 
 

 
 
 
£831 per flat  
 
£3,324 per 
house 
 
£0 for any 1-
bed dwelling 
with less than 
56 m2 gross 
internal area 
 
 

 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 
 

 
 
 
Necessary as no spare capacity at any 
primary school in the vicinity and pursuant to 
Core Strategy policies CS1, CS2 and CS18, 
Urban Sites and Infrastructure DPD policy 
U24 (if applicable), saved Local Plan policy 
CF21, Developer Contributions/Planning 
Obligations SPG, Education Contributions 
Arising from Affordable Housing SPG (if 
applicable), KCC Guide to Development 
Contributions and the Provision of Community 
Infrastructure and guidance in the NPPF.   
 
Directly related as children of occupiers will 
attend primary school and the facilities to be 
funded would be available to them.   
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and because the amount has 
taken into account the estimated number of 
primary school pupils and is based on the 
number of dwellings and because no payment 
is due on small 1-bed dwellings or sheltered 
accommodation specifically for the elderly.  
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

13  
 
Public Art 
 
 
Project: On-site provision of a 
bespoke bridge as outlined in the 
application linking the site to the 
land to the east to a detailed design 
and timetable to be agreed. 
 
 

 
 
 
N/A – 
obligation to 
construct and 
thereafter 
maintain 
 

 
 
 
To be completed 
and opened for 
public use upon 
occupation of 
75% of the 
dwellings 

 
 
 
Necessary in order to achieve an acceptable 
design quality pursuant to Core Strategy 
policies CS1 and CS9, Ashford Town Centre 
AAP policy TC1(G) (if applicable) and 
guidance in the NPPF, the Ashford Borough 
Public Art Strategy and the Kent Design 
Guide.  
 
Directly related as would improve the design 
quality of the development and would be 
visible to occupiers.   
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development. 
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14  
 
Secondary Schools 
 
 
Project: 
Contribution to be applied toward 
the Phase 1 expansion of Norton 
Knatchbull Secondary School, 
Ashford  
 
 
 
 
 
 
 

 
 
 
£1,029 per flat  
 
£4,115 per 
house 
 
£0 for any 1-
bed dwelling 
with less than 
56 m2 gross 
internal area 
 
 

 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
  
 

 
 
 
Necessary as no spare capacity at any 
secondary school in the vicinity and pursuant 
to Core Strategy policies CS1, CS2 and 
CS18, Urban Sites and Infrastructure DPD 
policy U24 (if applicable), saved Local Plan 
policy CF21, Developer 
Contributions/Planning Obligations SPG, 
Education Contributions Arising from 
Affordable Housing SPG (if applicable), KCC 
Guide to Development Contributions and the 
Provision of Community Infrastructure and 
guidance in the NPPF.   
 
Directly related as children of occupiers will 
attend secondary school and the facilities to 
be funded would be available to them.   
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and because the amount has 
taken into account the estimated number of 
secondary school pupils and is based on the 
number of dwellings and because no payment 
is due on small 1-bed dwellings or sheltered 
accommodation specifically for the elderly.     
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

15  
 
Strategic Parks 
 
 

Project: Conningbrook Park, to 
create a new main car park for 
visitors to the park  
 
 

 
 
 
£106.46 per 
dwelling for 
capital costs 
 
£ 34.27 per 
dwelling for 
maintenance 
 

 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
 
 
Necessary as strategic parks are required to 
meet the demand that would be generated 
and must be maintained in order to continue 
to meet that demand pursuant to Core 
Strategy policies CS1, CS2, CS18 and 
CS18a, Urban Sites and Infrastructure DPD 
policy U24 (if applicable), Public Green 
Spaces and Water Environment SPD and 
guidance in the NPPF. 
 
Directly related as occupiers will use 
strategic parks and the facilities to be provided 
would be available to them. 
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and the number of occupiers 
and the extent of the facilities to be provided 
and maintained and the maintenance period is 
limited to 10 years. 
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

16  
 
Restoration and Conversion of 
Whist House 
 
Whist House to be made wind and 
watertight. 
 
 
 
Whist House to be fully 
restored/converted in accordance 
with the plans approved for Listed 
Building Consent. 
 
 

 
 
 
 
N/A 
 
 
 
 
 
N/A 

 
 
 
 
Within 6 months 
of the granting of 
planning 
permission.  
 
Within 1 year of 
the 
commencement 
of development 

 
Necessary as the building is a nationally-
designated heritage asset currently in a state 
of disrepair and needs to be conserved and 
restored as part of the overall scheme. 
 
Directly related as the building forms an 
integral part of the design approach for the 
wider development and this will provide the 
necessary funding. 
 
Fairly and reasonably related in scale and 
kind considering the extent of the new-build 
development and its relationship with the 
building.    
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

17  
 
Voluntary Sector 
 
 
Project: Project at Ashford 
Volunteer Centre. 
 
 
 
 
 
 
 

 
 
 
£87 per 
dwelling 

 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
 
 
Necessary as enhanced voluntary sector 
services needed to meet the demand that 
would be generated pursuant to Core Strategy 
policy CS18, Urban Sites and Infrastructure 
DPD policy U24 (if applicable), and guidance 
in the NPPF.   
 
Directly related as occupiers will use the 
voluntary sector and the additional services to 
be funded will be available to them.   
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development.    
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Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

18  
 
Youth Services 
 
 
Project: 
Additional equipment at the 
Sk8side Youth Provision  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
£27.91 per 
dwelling 
 
 

 
 
 
To be paid from 
Pay Regardless 
and/or Deferred 
Contributions 
received, as 
determined by 
Officers under 
delegated 
powers 
 

 
 
 
Necessary as enhanced youth services 
needed to meet the demand that would be 
generated and pursuant to Core Strategy 
policy CS18, Urban Sites and Infrastructure 
DPD policy U24 (if applicable), KCC Guide to 
Development Contributions and the Provision 
of Community Infrastructure and guidance in 
the NPPF.  
 
Directly related as occupiers will use youth 
services and the services to be funded will be 
available to them.  
 
Fairly and reasonably related in scale and 
kind considering the extent of the 
development and because the amount has 
taken into account the estimated number of 
users and is based on the number of 
dwellings and because no payment is due on 
small 1-bed dwellings or sheltered 
accommodation specifically for the elderly.   
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19  
 
Viability Reviews & Deferred 
Payments mechanism 
 
Viability Review mechanism to 
ensure that improvements in 
scheme viability enable 
contributions foregone to be 
captured. 
 

 
 
Deferred 
contributions 
equivalent to 
any uplift in 
viability. 
Subject to the 
overall upper 
limit of all 
contributions 
originally 
requested, 
index-linked, 
having been 
paid. 

 
Trigger points for 
full viability 
reviews:- 
 
(a) if the site is 
sold - 
before works 
commence. 
 
(b) if the site is 
developed out 
by the 
applicant – 
2 years after 
permission is 
granted, unless 
30 dwellings 
have been 
completed within 
that time.  
 
(c) in any event 
- on completion 
of 80% of the 
units (with a full 
interrogation of 
build costs). 
 

 
As set out above for each individual 
contribution that is Deferred in whole or part. 



Ashford Borough Council - Report of Head of Development Management and Strategic Sites 

Planning Committee 12 December 2018 

___________________________________________________________________ 

 

 

 

 

 
Planning Obligation 

Regulation 122 Assessment  
Detail 

 
Amount(s) 

 
Trigger Point(s) 

Regulation 123(3) compliance: Fewer than five planning obligations which provide for the funding or provision of the 
projects above or the type of infrastructure above have been entered into. 
 
Notices must be given to the Council at various stages in order to aid monitoring.  All contributions are index linked in order to 
maintain their value.  The Council’s legal costs in connection with the deed must be paid. 
 
If an acceptable deed is not completed within 3 months of the committee’s resolution, the application may be 
refused. 

 
 
 

https://goo.gl/b2CNNE
https://goo.gl/sguDWQ
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Human Rights Issues 

268. I have also taken into account the human rights issues relevant to this application. In 

my view, the “Assessment” section above and the Recommendation below represent 

an appropriate balance between the interests and rights of the applicant (to enjoy their 

land subject only to reasonable and proportionate controls by a public authority) and 

the interests and rights of those potentially affected by the proposal (to respect for 

private life and the home and peaceful enjoyment of their properties). 

 

Working with the applicant 

269. In accordance with paragraphs 38 of the NPPF, Ashford Borough Council (ABC) takes 

a positive and creative approach to development proposals focused on solutions. ABC 

works with applicants/agents in a positive and creative manner as explained in the note 

to the applicant included in the recommendation below. 

 

Conclusion 
 
270. Redevelopment of the Commercial Quarter has been a longstanding aspiration of the 

Council, with supportive policies both with the Town Centre Area Action Plan (2010), 

as well as the Submission Version Local Plan (2017). However, this proposal would 

not wholly comply with either existing or proposed policy and would not deliver the 

level of contributions that would ordinarily be sought as part of any application of this 

nature. 

 

271. Against, this and in the application’s favour, the proposal would bring forwarda  

significant portion of the Commercial Quarter redevelopment, which generally accords 

with the Council’s aspirations for the site. This would bring about a high level of 

housing, which would assist with the Council’s immediate housing need as well as 

bringing about significant economic benefits to the locality, both through the 

construction phase and from residents thereafter. 

 

272. The development would bring about an uplift in vehicular movements to and from the 

site and work is ongoing to assess the implications of this, however, given the policy 

support for the redevelopment of this site, Officers are satisfied that this matter can be 

dealt with through delegated powers provided by Members.  

 

273. The siting and design of the proposal has responded to the overarching (and evolving) 

masterplan of the Commercial Quarter, and it is considered that subject to the 

imposition of detailed conditions to ensure that the development is of a quality shown 

in the plans, the scheme will bring about betterment to the town centre. It should be 

noted that there are no letters of objection from local residents to this development – 

which is believed is in part due to the quality of the scheme. The proposals would 
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provide a high quality design that responds to the context of the site and delivers a 

contemporary form of architecture that reflects the previous use of the site.  

 

274. It is also considered that the proposal would bring about betterment to the bank of the 

River Stour, opening up this part of the town centre that is currently unavailable for 

public use, and providing a pleasant landscaped environment, and increasing 

permeability through the site into South Park. The proposed bridge will be an attractive 

and unique structure that will again enhance the character and appearance of the 

locality.  

 

275. The proposal would not result in any flooding issues, and there are no objections raised 

by either the Environment Agency or KCC Flood and Water Management.  

 

276. The quantum of parking provision within the development (at 0.66spaces per unit) 

would comply with the requirements of the Council’s own parking standards, and whilst 

it may be preferable at times to seek a higher proportion, Officers believe that this is a 

highly sustainable location (indeed one of the most sustainable locations within the 

Borough) with excellent links to both public transport and the facilities and services 

provided within the town centre.  

 

277. In light of the above, it is considered that the benefits of approving this application, 

outweigh any dis-benefits, and deficiencies of the proposal, and that there are other 

material considerations that indicate that planning permission should therefore be 

granted. It is therefore recommended that Members give this application favourable 

consideration, and resolve to give delegated powers to the Head of Development 

Management and Strategic Sites to grant planning permission subject to the receipt of 

acceptable highway modelling, details of the cycle storage, agreement on ecological 

mitigation, and the receipt of amended plans addressing detailed design points.    

 

Recommendation 

(A) Subject to resolution, to the satisfaction of the Head of Development 

Management and Strategic Sites or the Joint Development Control 

Managers, of  
(i)        any outstanding matters relating to cycle storage, Open Space, 

landscaping, doorways and remaining wind issues  

(ii)       any adverse comments from KCC Ecological Services or ABC 

Environmental Health on the resubmitted material and the 

approval of amended plans as appropriate,  

(iii)      any new issues raised by Victorian Society or the Georgian Group 

(iv)      any remaining on-site / off-site highway matters (including any 

mitigation) with Kent Highways & Transportation,  

            and, 
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(B) Subject to the applicant first entering into a section 106 
agreement/undertaking in respect of planning obligations detailed in 
Table 1 (and any section 278 agreement so required), in terms agreeable 
to the Head of Development Management and Strategic Sites or the Joint 
Development Control Managers in consultation with the Director of Law 
and Governance, with delegated authority to either the Head of 
Development Management and Strategic Sites or the Joint Development 
Control Managers to make or approve changes to the planning 
obligations and planning conditions (for the avoidance of doubt including 
additions, amendments and deletions) as she/he sees fit, 
 

(C)  PERMIT   
subject to planning conditions and notes, including those dealing with 
the subject matters identified below, with any ‘pre-commencement’ based 
planning conditions to have been the subject of the agreement process 
provisions effective 01/10/2018 

 

Subject to the following Conditions and Notes: 

Implementation 

1. The development hereby permitted shall be begun before the expiration of 3 years 

from the date of this decision.  

Reason: To comply with the requirements of Section 91 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 

Purchase Act 2004. 

 
2. No development shall commence until a phasing plan for the delivery of the site has 

been submitted to and approved in writing by the Local Planning Authority. This plan 
should identify the phases of development (including the means of access, layout of 
buildings, car parking and servicing arrangements) and their sequence of 
implementation, and identifying within each phase all areas to be developed or 
landscaped. This should aim to include;  
(a) The footbridge over the Great Stour River constructed before the occupation of the 

50th dwelling of phase 1.  
(b) Whist House fully restored and completed no later than the final occupation of the 

penultimate phase.  
(c) The corresponding parts of the adjoining section of riverside enhancement works 

shall be completed before the final occupation of the adjacent corresponding 
phase.  

The development shall be carried out in accordance with the approved details and 
programme unless otherwise agreed in writing by the Local Planning Authority.  

Reasons – to ensure a high-quality environment is established at an early for 

occupiers. 

Compliance with Approved Plans 

3. The development shall be carried out in accordance with the plans listed in the section 

of this decision notice headed Plans/Documents approved by this decision and 
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notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 2015 (or any order revoking and re-enacting that Order with or 

without modification).  

Reason: To ensure the development is carried out in accordance with the approval 

and to ensure the quality of development indicated on the approved plans is achieved 

in practice. 

4. The development shall be made available for inspection, at a reasonable time, by the 

local planning authority to ascertain whether a breach of planning control may have 

occurred on the site (e.g. as a result of departure from the plans hereby approved 

and/or the terms of this permission).  

Reason: In the interests of ensuring the proper planning of the locality and the 

protection of amenity and the environment, securing high-quality development through 

adherence to the terms of planning approvals, and ensuring community confidence in 

the planning system. 

5. No development shall take place until a phasing plan for the whole site has been 

provided and approved in writing. The phasing plan shall show at what stage the 

redevelopment of Whist House shall occur (either phase one or two). The development 

shall thereafter we carried out in accordance with these approved plans.  

Reason: In the interests of ensuring that the Grade II* listed building is brought back 

into use, and to ensure a proper development of the remainder of the site.  

Materials 

6. Samples of all materials shall be provided on site for discussion with the Local Planning 

Authority. Thereafter written details of the agreed materials including source/ 

manufacturer and samples of all stone, tiles and cladding materials to be used 

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

within one month of the commencement of construction works and thereafter shall be 

carried out using the approved external materials.  

Reason: In the interests of visual amenity. 

 
7. Prior to final installation, a 1metre by 1metre section of sample panel walls (of each 

building) shall be erected on site, so that the LPA can approve the bricks to be used 
with reference in particular to their quality and suitability. The development shall be 
carried out only using the approved bricks. All other samples of materials to be used 
externally shall be submitted and approved in writing by the Local Planning Authority 
prior to installation and the development shall be carried out only using the approved 
external materials.  

Reason: In the interests of visual amenity. 

Archaeology  

 
8. No development shall take place until the applicant, or their agents or successors in 

title, has secured the implementation of a programme of building recording in 
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accordance with a written specification and timetable which has been submitted to and 
approved by the Local Planning Authority.  

Reason: To ensure that historic building features are properly examined and recorded.  

 
9. No development shall take place until the applicant, or their agents or successors in 

title, has secured the implementation of a programme of archaeological work in 
accordance with a written specification and timetable which has been submitted to and 
approved in writing by the Local Planning Authority.  

Reason: To ensure that features of archaeological interest are properly examined and 

recorded.  

 
10. No development shall take place until details of foundations designs and any other 

proposals involving below ground excavation have been submitted to and approved 
by the Local Planning Authority. Development shall be carried out in accordance with 
the approved details.  

Reason: To ensure that due regard is had to the preservation in situ of important 

archaeological remains. 

 
11. The developer shall give the local planning authority 28 days advance notice of the 

start of any works and, for a period of [e.g. 14 days] before any work begins, 
reasonable access to the building shall be given to a person/body nominated by the 
Local Planning Authority for the purpose of recording the building and interior by 
making measured drawings or taking photographs.  

Reason: To safeguard the characteristics, fabric and appearance of the listed building. 

 
12. No development shall take place until the applicant, or their agents or successors in 

title, has secured the implementation of a programme of building recording in 
accordance with a written specification and timetable which has been previously 
submitted to and approved in writing by the Local Planning Authority.  

Reason: To ensure that historic building features are properly examined and recorded. 

Crime 

 
13. The development hereby permitted shall incorporate measures to minimise the risk of 

crime. No development shall take place until details of such measures, according to 
the principles and physical security requirements of Crime Prevention Through 
Environmental Design (CPTED) have been submitted to and approved in writing by 
the Local Planning Authority. The approved measures shall be implemented before 
the development is occupied and thereafter retained.  

Reason; In the interest of security and crime prevention and to accord with Policies of 

Ashford Borough Council Core Strategy Plan, dated 2008, and also in the interests of 

crime prevention. 

Landscaping  

 
14. Within 3 months of the start of construction full details of the public realm landscaping 

scheme for the surroundings of all buildings within the site, and the  proposed public 
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open space, together with a programme/mechanism for its implementation and future 
maintenance shall be submitted to and approved by the Local Planning in writing 
unless otherwise agreed in writing by the Local Planning Authority. The details to be 
submitted shall include:  
  
a. The full details of the hard landscape works shall be submitted to the Local Planning 
Authority for its approval shall include detailed information on the following including 
but not limited to;  

 
i. Hard surfacing materials;  
ii. Proposed finished levels or contours; including terraces, ramps, steps, 

(including a 1:50 scale drawing of step detail) levels detail, paving, 
cycleway, urban swales, kerbs, lighting, handrails (including 
illumination); 

iii. minor artefacts and structures (e.g. furniture, bins, benches, bollards, 
gates, footbridges, tree guards, tree grills, signs, lighting, decked 
walkways, cycle racks, artwork, barriers bird boxes etc.);  

iv. Outdoor seating areas including details of layout and any other 
associate paraphernalia such as weather screens or patio heaters;  

v. Fencing or other means of enclosure.   
 

b. a programme/timescale for implementing and completion of all such works in full 
within 3 months following the occupation of the buildings or public open space. The 
approved public realm landscaping scheme shall be implemented in full in accordance 
with the details and programme/timetable approved by the Local Planning Authority. 
The scheme shall be maintained in accordance with the approved detail.  

Reason: In order to protect and enhance the amenity of the area. 

 
15. If any trees and/or plants whether new or retained which form part of the soft landscape 

works approved by the Local Planning Authority, die are removed or become seriously 
damaged or diseased prior to the completion of the construction works or within a 
period of 5 years from the completion of construction, such trees and/or plants shall 
be replaced in the next available planting season with others of a similar size and 
species, unless the Local Planning Authority gives written consent otherwise.  

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

 
16. No development shall take place until a schedule of tree surgery has been submitted 

to and approved in writing by the Local Planning Authority. The tree works should be 
specified with reference to BS: 3998 – Recommendations for Tree Work. The tree 
works approved shall then only be carried out in accordance with the approved 
specification unless previously agreed otherwise in writing by the Local Planning 
Authority.  

Reason: In the interests of tree preservation and amenity. 

 
17. No trenches for underground services or foundations shall be commenced under the 

canopies of trees which are identified on the approved plans as being retained and 
within 5 metres of any hedgerows also shown to be retained without the prior written 
consent of the Local Planning Authority. Any trenches for underground services should 
be in accordance with the current NJUG guidelines.  
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Reason: To prevent damage to trees and hedgerows on the site. 

Bridge 

18. Details of the proposed footbridge bridge and timetable for its implementation together 

with details of future maintenance shall be submitted to and approved in writing by the 

local planning authority prior to the occupation of the development. The approved 

bridge shall be installed in accordance with the approved timetable and maintained in 

accordance with the approved details.  

Reason: In the interests of permeability and visual amenity.  

External Fixtures and Equipment 

19. Full details of the location, design, appearance and material of any external fixtures 

and equipment located on the building or sited within the car park shall be submitted 

to and approved in writing by the Local Planning Authority within three months of 

commencement of construction works. The details shall include anything above 

ground level including; 

 Lighting 

 Signage 

 Intercom System  

 Security, alarms or CCTV cameras  

 Post collection 

 Gas  

 Electricity  

 Water 

 Telecommunications 

 Cables & Pipework  

 Vents, grilles or flues 

Thereafter the development shall be carried out in full accordance with these approved 

details.  

Reason: To ensure the development is carried out in accordance with the approval 

and to ensure the quality of development indicated on the approved plans is achieved 

in practice. 

 
20. No vents or flues shall be located on any façade of the buildings hereby approved 

other than in accordance with details previously submitted to and approved in writing 
by the Local Planning Authority.  

Reason: In the interests of the visual amenity of the area. 
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21. Prior to the occupation of the development hereby approved details of a CCTV 
scheme to provide coverage of the surface car parks together with any signage shall 
be submitted to and approved by the Local Planning Authority in writing and shall be 
implemented in accordance with the approved details unless otherwise agreed in 
writing by the Local Planning Authority.  

Reason: In the interests of public safety and crime prevention. 

 
22. Prior to occupation details of external lighting shall be submitted to the local planning 

authority and agreed in writing. The details shall include:  

a. Details of the lighting fixtures and location  

b. Details of the colours of the light  

c. Hours of operation  

d. Any proposed colour phasing  

e. Details of compliance with the Institute of Lighting Engineers guidance notes for 
the reduction of light pollution  

 
The approved lighting shall be installed prior to occupation of the buildings and no 
other external lighting shall be installed on the site without the prior written consent of 
the Local Planning Authority.  

Reason: In the interests of the visual amenity of the area, comply with the Council’s 

adopted Dark Skies SPD and to protect the flight path and foraging of bats and birds.  

 
23. Within 3 months of the occupation of the development a Cleaning Strategy for the 

building’s exterior shall be submitted and approved in writing by the Local Planning 
Authority including window cleaning methods and any associated paraphernalia or 
equipment that may require fixing to the building. The building’s exterior shall only be 
cleaned in accordance with the approved Cleaning Strategy  

Reason: In the interests of visual amenity. 

Architectural Detailing  

24. No development above ground floor slab level shall be commenced until the following 

details have been submitted to and approved by the Local Planning Authority in writing:  

(a) 1:20 scale details of eaves, coping and roof detail 

(b) Details of any external rainwater goods. 

(c) Boundary wall details including style, detailing and final finish colour of railings. 

(d) All proposed gates, including style, detailing and final finish colour. 

(e) All decorative brickwork. 

(f) 1:10 and 1:20 details and sections of the window frames to residential units. 

(g) 1:20 details of the balconies including materials, balustrade and railings fixings. 
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(h) Depth of window reveals.  

(i) External doors including to flats, cycle store and bin store.  

(j) Rooftop fixtures or equipment. 

Thereafter, the development shall only be constructed in accordance with the 

approved details and all approved details shall be retained unless any variations have 

been approved in writing by the Local Planning Authority.  

Reason: Further details are required in order to ensure that the external fine detail of 

dwellings is of a high design quality. 

Residential Amenity 

25. No construction activities shall take place, other than between 08:00 to 18:00 hours 

(Monday to Friday) with no working activities on Saturday, Sunday or Bank Holidays.  

Reason: To protect the amenity of local residents in accordance with Policy CS1 of 

the Local Development Framework Core Strategy. 

 
26. Prior to the commencement of the development a Code of Construction Practice shall 

be submitted to and approval in writing by the Local Planning Authority. The 
construction of the development shall then be carried out in accordance with the 
approved Code of Construction Practice and BS5228 Noise Vibration and Control on 
Construction and Open Sites and the Control of dust from construction sites (BRE DTi 
Feb 2003).unless previously agreed in writing by the Local Planning Authority. The 
code shall include,  
 

 An indicative programme for carrying out the works  

 Measures to minimise the production of dust on the site(s)  

 Measures to minimise the noise (including vibration) generated by the 
construction process to include the careful selection of plant and machinery and 
use of noise mitigation barrier  

 Maximum noise levels expected 1 metre from the affected façade of any 
residential unit adjacent to the site(s)  

 Design and provision of site hoardings  

 Management of traffic visiting the site(s) including temporary parking or holding 
areas  

 Provision of off road parking for all site operatives  

 Measures to prevent the transfer of mud and extraneous material onto the public 
highway 

 

 Measures to manage the production of waste and to maximise the reuse of 
materials 
 

 Measures to minimise the potential for pollution of groundwater and surface water  
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 The location and design of site office(s) and storage compounds  
 

 The location of temporary vehicle access points to the site(s) during the 
construction works  

 

 The arrangements for public consultation and liaison during the construction 
works  

Reason: To protect the amenity of local residents. 

Cleaning and Maintenance Strategy  

27. Before the development is occupied a cleaning maintenance strategy for all the 

external elements of the buildings shall be submitted to and agreed in writing with the 

Local Planning Authority. This shall include the different method and techniques of 

cleaning the different materials and frequency they are cleaned.  

Reason: To ensure the buildings are maintained to a high standard. 

28. Development shall not begin in any phase until a detailed sustainable surface water 

drainage scheme for the site has been submitted to (and approved in writing by) the 

local planning authority. The detailed drainage scheme shall be based upon the 

proposals of the Flood Risk Assessment (Idom Merebrook, FRA-19852B-18-16-Rev 

B, August 2018) and 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 at a 

rate not exceeding 4 litres per second be hectare and without increase to flood risk on 

or off-site. The drainage scheme shall also demonstrate that silt and pollutants 

resulting from the site use and construction can be adequately managed to ensure 

there is no pollution risk to receiving waters. The drainage scheme shall be 

implemented in accordance with the approved details prior to first occupation of the 

development (or within an agreed implementation schedule).  

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 wh 

29. No building hereby permitted in any phase shall be occupied until an operation and 

maintenance manual for the proposed sustainable drainage scheme is submitted to 

(and approved in writing) by the local planning authority. The manual at a minimum 

shall include the following details:  

 A description of the drainage system and its key components  

 A general arrangement plan with the location of drainage measures and critical 

features clearly marked. 

 An approximate timetable for the implementation of the drainage system  
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  Details of the future maintenance requirements of each drainage or SuDS 

component, and the frequency of such inspections and maintenance activities  

 Details of who will undertake inspections and maintenance activities, including the 

arrangements for adoption by any public body or statutory undertaker, or any other 

arrangements to secure the operation of the sustainable drainage system 

throughout its lifetime.  

The drainage scheme as approved shall subsequently be maintained in accordance 

with these details.  

Reason: To ensure that any measures to mitigate flood risk and protect water quality 

on/off the site are fully implemented and maintained (both during and after 

construction), as per the requirements of paragraph 103 of the NPPF and its 

associated Non-Statutory Technical Standards. 

30. 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, carried out by a suitably qualified professional, 

has been submitted to the Local Planning Authority which demonstrates the suitable 

operation of the drainage system such that flood risk is appropriately managed, as 

approved by the Lead Local Flood Authority. The Report shall contain information and 

evidence (including photographs) of earthworks; details and locations of inlets, outlets 

and control structures; extent of planting; details of materials utilised in construction 

including subsoil, topsoil, aggregate and membrane liners; full as built drawings; and 

topographical survey of ‘as constructed’ features.  

Reason: To ensure that flood risks from development to the future users of the land 

and neighbouring land are minimised, together with those to controlled waters, 

property and ecological systems, and to ensure that the development as constructed 

is compliant with the National Planning Policy Framework. This response has been 

provided using the best knowledge and information submitted as part of the planning 

application at the time of responding and is reliant on the accuracy of that information. 

31. 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. 

Reason: To ensure that the development can be adequately connected to the existing 

foul and surface water infrastructure.  

Highways Matters 

32. The approved bicycle storage facilities shall be provided prior to the occupation of the 
development and shall thereafter be retained unless otherwise agreed in writing by the 
Local Planning Authority.  

Reason: To ensure the provision and retention of adequate off-street parking facilities 

for bicycles in the interests of highway safety. 
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33. The areas shown on the approved plans as office and retail parking areas shall be 
provided, surfaced and drained in accordance with details submitted to and approved 
in writing by the Local Planning Authority before the occupation of the offices and retail 
units to which they relate, and shall be retained for the use of the occupiers of, and 
visitors to, the development, and no permanent development, whether or not permitted 
by the Town and Country Planning (General Permitted Development) Order 2015 (or 
any Order revoking and/or amending and/or re-enacting that Order), shall be carried 
out on those areas of land so shown or in such a position as to preclude vehicular 
access to those parking space/s.  

Reason: Development without provision of adequate accommodation for the parking 

of vehicles is likely to lead to parking inconvenient to other road users. 

 
34. Details of the street designs shown on the submitted plans shall be submitted to the 

LPA and agreed in writing prior to the occupation of the dwellings hereby permitted. 
These details should include the location and design of the following items; 
  
(i) Street name signage  

(ii) Road, traffic and parking signs including any associated poles and fixings  

(iii) Road markings  

(iv)Street furniture including benches, cycle stands, litterbins, lighting columns etc  

(v) All materials including kerbs  

(vi) All landscaping including trees  
 
Reason: In the interests of visual amenity.  

 
35. Details of the provision of construction vehicle loading/unloading and turning facilities 

shall be submitted to the LPA and agreed in writing prior to commencement of work 
on site and for the duration of construction.  

 
Reason: In the interest of highway safety. 
 

  
36. Before development commences the proposed design of the non adopted private 

access roads and footpaths shall be submitted to and agreed in writing in order to 
demonstrate they are to be constructed to an adoptable standard. These details must 
include;  
 
(i) Footways and/or footpaths shall be completed, with the exception of the 

wearing course;  
(ii) Carriageways completed, with the exception of the wearing course, including 

the provision of a turning facility beyond the dwelling together with related:  
 

 highway drainage, including off-site works,  

 junction visibility splays,  

 street lighting, street nameplates and highway structures if any.  
 
(iii) The final wearing course shall be applied within one year of any dwelling being 

occupied. 
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These access routes and pathways will be shown on a location plan and thereafter 
these roads, routes shall remain open to the public at all times roads and at no point 
shall a gate, fence, wall, railing or other means of enclosure be introduced unless 
otherwise agreed in writing.  

Reason: In the interests of highway safety and maintaining wider public access 

through the site. 

 
37. The proposed design of the non adopted roads, footways, footpaths, verges, junctions, 

street lighting, trees, shrubs, materials, sewers, drains, retaining walls, service routes, 
surface water outfall, vehicle overhang margins, embankments, visibility splays, 
accesses, carriageway gradients, drive gradients, car parking and street furniture shall 
be submitted to and approved in writing by the Local Planning Authority in writing 
before construction begins. For this purpose, plans and sections, indicating as 
appropriate, the design, layout, levels, gradients, materials, and method of 
construction shall be submitted to and approved in writing by the Local Planning 
Authority.  

Reason: In the interests of consistency and to allow proper consideration of the impact 

in highway terms and to achieve functional but well-designed attractive streets. 

 
38. Details of the proposed Tannery Lane access hard and soft materials, geometry 

dimensions, dropped kerbs, landscaping etc. shall be submitted to and approved in 
writing by the Local Planning Authority in writing before construction begins. For this 
purpose, plans and sections, indicating as appropriate, the design, layout, levels, 
gradients, materials, and method of construction shall be submitted to and approved 
in writing by the Local Planning Authority.  

Reason: In the interests of creating an attractive entrance to the site and to allow 

proper consideration of the impact in highway terms. 

 
39. The parking provision for the residential development shall be in accordance with the 

approved plans unless otherwise agreed in writing with the Local Planning Authority.  

Reason: In the interest of providing designate parking on site in the interest of highway 

safety. 

 
40. Before development commences details of the undercroft car park design and their 

accesses, including details of the barriers, lighting, signing, security measures, signs 
and lining shall be agreed in writing shall be submitted to the LPA and agreed in writing. 

 
Reason: In the interests of visual amenity and to ensure a safe form of development.  

 
41. A Car Parking Management Scheme including a plan showing all the allocated parking 

spaces on the site identifying which apartments have rights to which car parking 
spaces shall be agreed in writing with the LPA before the first occupation of any part 
of the development. Thereafter the plan will kept up to date annually by the 
Management Company and sent annually to the LPA to help ensure each apartment 
has access to least one car parking space. Details of a simple unobtrusive method of 
identifying and demarcation of the spaces shall be submitted to and agreed with the 
LPA. AT no time should any permanent security objects such as a collapsible bollard, 
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gate barrier or similar object be used to prevent access to the parking spaces unless 
otherwise agreed in writing with the LPA. 
  
Reasons – In the interest of visual amenity.  
 

42. Prior to the occupation of the first dwelling details of a car club scheme shall be 
submitted and agreed including how it will be run for a period of 5 years from the date 
of the first occupation.  
  
Reasons - To allow those people without a vehicle the flexibility to use a car when 
they want one in the interests of a sustainable form of development. 

 
43. The existing structures shown on the approved site plans as being demolished in their 

entirety shall have all the resulting spoil, bricks or other associated materials which is 
not to be re-used in the construction of the replacement development, removed from 
the site before work starts on the construction of the replacement development hereby 
permitted.  

 
Reason: To enable the Local Planning Authority to regulate and control the 
development of the land; to preserve the residential and visual amenities of the locality 
and to secure a satisfactory standard of development having regard to Policy TC9 of 
the TCAAP.   

Flooding 

 
44. No development shall take place until a plan for the provision and landscape 

management of an 8 metre wide buffer zone alongside the Great Stour has been 
submitted to, and approved in writing by, the Local Planning Authority. Thereafter, the 
development shall be carried out with the approved scheme. Any subsequent 
variations shall be agreed in writing by the Local Planning Authority, in which case the 
development shall be carried out In accordance with the amended scheme. The buffer 
zone scheme shall be free from built development including lighting, domestic gardens 
and formal landscaping. The scheme shall include:  

 

 plans showing the extent and layout of the buffer zone.  

 details of any proposed planting scheme (for example, native species).  

 details demonstrating how the buffer zone will be protected during development 
and managed over the longer term including adequate financial provision and 
named body responsible for management plus production of detailed management 
plan.  

 details of any proposed footpaths, fencing, lighting, etc.  
 

Reason Land alongside the Great Stour is particularly valuable for wildlife and it is 

essential this is protected. This approach is supported by paragraphs 170 and 175 of 

the National Planning Policy Framework (NPPF) which recognises that the planning 

system should conserve and enhance the environment by minimising impacts on and 

providing net gains for biodiversity. If significant harm resulting from a development 

cannot be avoided, adequately mitigated, or as a last resort compensated for, planning 

permission should be refused. 
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45. No infiltration of surface water drainage into the ground is permitted other than with the 

written consent of the Local Planning Authority. The development shall be carried out 

in accordance with the approved details. 

Reason To ensure that the development is not put at unacceptable risk from, or 

adversely affected by, unacceptable levels water pollution caused by mobilised 

contaminants in line with paragraph 170 of the National Planning Policy Framework. 

46. Piling or any other foundation designs using penetrative methods shall not be permitted 

other than with the express written consent of the Local Planning Authority, which may 

be given for those parts of the site where it has been demonstrated that there is no 

resultant unacceptable risk to groundwater. The development shall be carried out in 

accordance with the approved details.  

Reason To protect controlled waters, including groundwater and to comply with the 

National Planning Policy Framework. 

47. No development approved by this planning permission shall commence until a 
remediation strategy to deal with the risks associated with contamination of the site 
has been submitted to, and approved in writing by, the Local Planning Authority. This 
strategy will include the following components:  
 
1. 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; and  

 potentially unacceptable risks arising from contamination at the site.  
 

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

 

3. The results of the site investigation and the detailed risk assessment referred to in 
(2) 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.  

 
4. 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 (3) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action.  
 

Any changes to these components require the written consent of the local planning 

authority. The scheme shall be implemented as approved. 

Reason: To ensure that the development is not put at unacceptable risk from, or 

adversely affected by, unacceptable levels water pollution in line with paragraph 170 

of the National Planning Policy Framework. 

48. Prior to any part of the permitted development being occupied a verification report 
demonstrating the completion of works set out in the approved remediation strategy 
and the effectiveness of the remediation shall be submitted to, and approved in writing, 
by the local planning authority. The report shall include results of sampling and 
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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. This is in line with 

paragraph 170 of the National Planning Policy Framework. 

49. 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. The remediation strategy shall be implemented as 
approved.  

Reason To ensure that the development is not put at unacceptable risk from, or 

adversely affected by, unacceptable levels water pollution from previously unidentified 

contamination sources at the development site in line with paragraph 170 of the 

National Planning Policy Framework. 

Ecology  
 

50. No development shall take place until a bridge design scheme has been submitted to, 
and approved in writing by, the Local Planning Authority. The design should show how 
it will enable the movement of wildlife. The bridge should be clear span, with mammal 
ledges or natural bank between the footings and the waters edge. Mammal ledges act 
as walkways to allow mammals to cross under a bridge where there is inadequate 
provision for dry-ground passage. They should be at least 50cm wide, constructed at 
least 15cm above the 1 in 5 year flood event, and allow at least 60cm headroom. 
Modern ledges are usually constructed of solid concrete on one or both sides of a 
bridge. Ledges on both sides of a water crossing are recommended as best practice. 
 
Reason:  Land alongside the Great Stour is particularly valuable for wildlife and it is 
essential this is protected. This approach is supported by paragraphs 170 and 175 of 
the National Planning Policy Framework (NPPF) which recognises that the planning 
system should conserve and enhance the environment by minimising impacts on and 
providing net gains for biodiversity. If significant harm resulting from a development 
cannot be avoided, adequately mitigated, or as a last resort compensated for, planning 
permission should be refused. 
 

51. All works to the river bank shall be in keeping with the natural character of the banks 
to ensure its wildlife habitats are protected.  

Reason: To protect the areas of wildlife habitats and to improve habitat on the site 

 
52. If any trees and shrubs cannot be removed outside the breeding season, then a 

qualified ecologist is required to carry out a check for nesting birds. If a nest is identified 
and considered to be on use then works must be delayed until the young have fledged 
unless with the written consent of the Local Planning Authority.  

Reason: In the interests of protecting nesting birds. 
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53. All species within the planting scheme will comprise indigenous species within 500m 
of the Local Wildlife site.  

Reason: To ensure no invasion of non-indigenous species into the Local Wildlife Site 

and to preserve ecological integrity. 

 
54. No works that may affect bats shall be carried out until a long-term management and 

monitoring plan that ensures that the populations of species affected are conserved 
and wherever possible enhanced has been submitted to and approved in writing by 
the Local Planning Authority. The approved management and monitoring plan shall be 
implemented in accordance with the approved proposals within it and shall be carried 
out in perpetuity unless otherwise agreed in writing by the Local Planning Authority.  

Reason: To protect the existing population of bats and maintain and enhance their 

habitat on the site in the future. 

Whist House 

55. Prior to commencement of the works/development hereby approved, detailed 
drawings and a full written schedule of works and specifications for the repair of Whist 
House shall be submitted to and agreed in writing by the Local Planning Authority 
including method statement setting out the sequence of the works and the works 
carried out in accordance with the approved details. Should the extent of works alter 
during the course of the development then the applicant must submit full details of the 
proposed alterations prior to carrying out the works.  

Reason: To safeguard the characteristics, fabric and appearance of the listed building.  

 
56. Written details and samples of bricks, tiles and cladding materials for the restoration of 

Whist House, to be used externally shall be submitted to and approved by the Local 
Planning Authority in writing before the development is commenced and the 
development shall be carried out using the approved external materials.  

Reason: In the interests of visual amenity. 

 
57. Any new window(s)/door(s) shall precisely match the existing/adjacent 

window(s)/door(s) in detail, form of construction, material and finish and the external 
reveal and cill detail shall likewise match the existing/original window/door.  

Reason: To ensure a satisfactory appearance upon completion of the development.  

 
58. With regards to the Whist House development, provision shall be made within the site 

for the disposal of surface water so as to prevent its discharge on to the highway, 
details of which shall have been submitted for approval in writing by the Local Planning 
Authority prior to the commencement of work.  

Reason: In the interests of highway safety.  

 
59. Details of the planning application works to Whist House shall be commenced until the 

following detailed drawings (1;20 or 1:50 scale and sections) details have been 
submitted to and approved by the Local Planning Authority in writing:-  
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a) Details of any other external fittings to dwellings and their locations (including 
aerials, dishes and amenity lighting) 

b) Riverside terrace including materials, balustrades, rails  

c) Brick boundary wall pier and coping details  

d) All proposed driveway and pedestrian gates including style, detailing and final 
finish colour  

e) Pedestrian gate, railings, fixings etc  

f) Hedge landscaping  

g) to identify the all external gas and electricity meters and relationship to proposed 
adjacent ground levels whether hard or soft landscaped.  

Reason: In the interests of visual amenity.   

60. With regard to the Whist House development no development shall take place until full 
details of both hard and soft landscape works have been submitted to and approved 
in writing by the Local Planning Authority and these works shall be carried out as 
approved. These details shall include proposed finished levels or contours; means of 
enclosure; other vehicle and pedestrian access and circulation areas; hard surfacing 
materials; minor artefacts and structures (e.g., refuse or other storage units, signs, 
lighting etc); proposed and existing functional services above and below ground (e.g. 
drainage power, utility cabinets, communications cables, pipelines etc indicating lines, 
manholes, supports etc); retained historic landscape features and proposals for 
restoration, where relevant  

Reason: In order to protect and enhance the amenity of the area. 

61. With regard to the Whist House development all hard and soft landscape works shall 
be carried out in accordance with the approved details. The works shall be carried out 
prior to the occupation of any part of the development or in accordance with the 
programme agreed with the Local Planning Authority; and any trees or plants whether 
new or retained which within a period of 5 years from the completion of the 
development die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species, unless the 
Local Planning Authority gives written consent to any variation  

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

62. Prior to commencement of the works/development hereby approved, detailed drawings 
and a full written schedule of works and specifications for the repair of the chimneys, internal 
partitions, external brickwork, panelling, ceilings, floors, wainscot, staircases, external 
cornice, rainwater goods and windows as (as identified on the approved plans), shall be 
submitted to and agreed in writing by the Local Planning Authority including method 
statement setting out the sequence of the works and the works carried out in accordance 
with the approved details. Should the extent of works alter during the course of the 
development then the applicant must submit full details of the proposed alterations prior to 
carrying out the works. 

Reason: To ensure that special regard is paid the interests of protecting special 
architectural and historic character of the Listed Building under Section 16 of the Planning 
(Listed Building Conservation Areas) Act 1990. 
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63. Before any works are carried out the following details shall be submitted to and approved 
in writing by the local planning authority and the works thereafter shall be carried out in 
accordance with the approved details. 

 1:50 scale survey drawings for all existing timber framing to external walls and roofs 
including studs and rafters showing which are to be retained, replaced, removed or 
repaired, including methods of repair where applicable. 

 1::50 scale survey drawings showing all areas of brickwork or other masonry which is 
proposed to repair, including methods of repair where applicable.  

 1:20 scale plan sections of new internal partitions, including details of their relationship 
to historic structure, and junctions with historic fabric. 

 Detailed drawings to scale 1:5 and 1:1 of typical details of all new joinery, to include 
windows, internal and external doors, blind boxes to front elevation, staircase, 
panelling, skirting and wainscot.  

 1:50 scale plans indicating areas of floor boarding it is proposed to replace. 

 1:10 scale drawings illustrating proposed eaves and ridge detailing, indicating the 
provision of eaves and ridge level ventilation and the specification of any roofing felt 
and insulation where proposed.  

 Details of mechanical ventilation or flues to be installed including location, dimensions, 
colour and material 

Reason: To ensure that special regard is paid the interests of protecting special 
architectural and historic character of the Listed Building under Section 16 of the Planning 
(Listed Building Conservation Areas) Act 1990. 

 

64. No sand-blasting or other abrasive method is to be carried out to clean any timbers. 

Reason: To ensure the preservation of structure, features and detailing that form part of the 
architectural historic character of the Listed Building under Section 16 of the Planning 
(Listed Building Conservation Areas) Act 1990. 

 

65. Before the commencement of works hereby approved, a drawing to show the areas to be 
repointed and a methodology for removing the existing pointing and specification for a lime 
based mortar to be used in the repointing works, shall be submitted to and approved in 
writing by the Local Planning Authority and the works carried out in accordance with the 
approved details.  

Reason: To ensure that special regard is paid the interests of protecting special 
architectural and historic character of the Listed Building under Section 16 of the Planning 
(Listed Building Conservation Areas) Act 1990. 

66. All raking out of mortar is to be carried out with hand tools and not with mechanical or power 
driven devices. 

Reason: To ensure no damage occurs to the historic brickwork of the Listed structure under 
Section 16 of the Planning (Listed Building Conservation Areas) Act 1990. 
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67. All new leadwork shall be completed in conformity with the recommendations set down by 
the Lead Sheet Association in their most recent publication. 

Reason: To safeguard the historic fabric and the architectural character and appearance of 
the building.  

68. Details, source/manufacturer and samples of replacement Peg Tiles/Hanging Tiles 
necessary to make up the shortfall, in addition to those reclaimed following the careful 
stripping of the roof and relevant elevations, shall be submitted to and approved in writing 
by the Local Planning Authority and the works carried out in accordance with the approved 
additions.  Such tiles shall be sound second hand or new, matching the existing in type, 
colour, size, thickness and texture.   

Reason: In the interests of visual amenity, and to ensure that special regard is paid to the 
interests of protecting the special architectural and historic character detailing the integrity 
of the Listed Building under Section 16 of the Planning (Listed Building Conservation Areas) 
Act 1990. 

69. Before relevant works commence, written details confirming external render mix, detailed 
method of application, and proposed finished colour are to be submitted to and approved 
by the local planning authority and the development thereafter is to be carried out in 
accordance with the approved details. 

Reason: In the interests of visual amenity, and to ensure that special regard is paid to the 
interests of protecting the special architectural and historic character detailing the integrity 
of the Listed Building under Section 16 of the Planning (Listed Building Conservation Areas) 
Act 1990. 

70. Any hidden historic features revealed during the course of investigative or further works to 
the walls, floors, ceilings and fireplaces shall be retained in situ, work to be suspended in 
the relevant areas of the building and the local planning authority notified immediately and 
given the opportunity to inspect.  Prior to the commencement of any further works details 
including a schedule of works, drawings and annotated photographs as appropriate shall 
be submitted to and agreed in writing by the local planning authority and the works 
thereafter shall be carried out in accordance with these approved details. 

Reason: To ensure that special regard is paid to the interests of protecting the special 
architectural and historic character detailing the integrity of the Listed Building under 
Section 16 of the Planning (Listed Building Conservation Areas) Act 1990. 

71. Written details including source/ manufacturer, and samples of bricks and tiles to be used 
externally (to include new boundary wall) shall be submitted to and approved in writing by 
the Local Planning Authority before the development is commenced and the development 
shall be carried out using the approved external materials. 

Reason: In the interests of visual amenity. 

72. The two historic outbuildings identified for demolition shall not be removed until a drawn 
and photographic record has been submitted to and approved in writing by the local 
planning authority. 

Reason: To ensure features of historic and architectural interest are properly examined and 
recorded, and in accordance with Policy 
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Note to Applicant 

1. S.106 agreement 

2. Working with the applicant 

3. Materials to be of high quality 

4. Proposed purchasers to be aware of inability of car barns to be altered through 

attachment of doors 

5. Proposed purchasers to understand the arrangements for the proposed governance of 

space, including space forming the frontage to plots, and take professional advice as 

necessary    

6. Working with the Applicant 

 

Background Papers 

All papers referred to in this report are currently published on the Ashford Borough 

Council web site (www.ashford.gov.uk). Those papers relating specifically to this 

application may be found on the View applications on line pages under planning 

application reference 18/00168AS. 

Contact Officer:  Mark Chaplin 

Email:    mark.chaplin@ashford.gov.uk 

Telephone:    (01233) 330240 

 

http://www.ashford.gov.uk/
http://planning.ashford.gov.uk/planning/Default.aspx?new=true

