
 
D04 F/TH/19/0289 

 
PROPOSAL: 
 
LOCATION: 

Erection of 5No. two storey 4 bed detached dwellings including 
access and parking. 
 
Land West Of Hazeldene Ramsgate Road Sarre Birchington 
Kent 
 

WARD: Thanet Villages 
 

AGENT: Mr A Rigby 
 

APPLICANT: Mr David Fletcher 
 

RECOMMENDATION: Defer & Delegate for Approval 
 

Defer & Delegate for Approval subject to the submission of a signed unilateral undertaking 
and the following conditions: 

 
 
 1 The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 
 
GROUND; 
In accordance with Section 91 of the Town and Country Planning Act 1990 (as amended by 
Section 51 of the Planning and Purchase Act 2004). 
 
 2 The proposed development shall be carried out in accordance with the submitted 
application as amended by the revised drawings numbered 4502-AX01 Rev C (received 
22.05.19), 4502-AX02 Rev C (received 22.05.19), 4502-PD-01 Rev A (received 08/05/19), 
4502-PD-02 Rev A (received 08/05/19), 4502-PD-03 Rev A (received 08/05/19), 4502-PD-
04 Rev A (received 08/05/19), 4502-PD-05 Rev A (received 08/05/19), 4502-PD-06 Rev A 
(received 08/05/19), 4502-PD-07 Rev A (received 08/05/19) and 19-075_SKC01 Rev A.  
 
GROUND; 
To secure the proper development of the area. 
 
 3 Prior to the construction of the external surfaces of the development hereby 
approved samples of the materials to be used shall be submitted to, and approved in writing 
by, the Local Planning Authority. Development shall be carried out in accordance with the 
approved details.  
 
GROUND; 
In the interests of visual amenity in accordance with Policy D1 of the Thanet Local Plan 
 



 4 The area shown on the approved plan numbered 4502-AX01 Rev C for vehicle 
parking and manoeuvring areas, shall be kept available for such use at all times and such 
land and access thereto shall be provided prior to the first occupation of the dwelling hereby 
permitted. 
 
GROUND; 
Development without adequate provision for the parking or turning of vehicles is likely to lead 
to parking inconvenient to other road users and detrimental to amenity and in pursuance of 
policy D1 of the Thanet Local Plan. 
 
 5 Prior to the first occupation of the development, the secure cycle parking facilities, as 
shown on approved drawing no. 4502-AX01 Rev C shall be provided and thereafter 
maintained. 
 
GROUND; 
In the interests of promoting increased cycling in accordance with policy TR12 of the Thanet 
Local Plan 
 
 6 The development hereby approved shall incorporate a bound surface material for the 
first 5 metres of the access from the edge of the highway. 
 
GROUND; 
In the interests of highway safety. 
 
 7 Prior to the first use of the site hereby permitted the vehicular access approved and 
associated vehicle crossing point onto the highway, as shown on the shown on the approved 
plan should be complete. 
 
GROUND; 
In the interests of highway safety. 
 
 8 Prior to the first occupation hereby approved visibility splays as shown on the 
approved plan with no obstructions over 0.6m above carriageway level within the splays, 
which shall thereafter be maintained.  
 
GROUND; 
In the interest of highway safety. 
 
 9 Prior to the commencement of any development on site details to include the 
following shall be submitted to and approved by the Local Planning Authority and should be 
carried out in accordance with the approved details.  
 
(a) Routing of construction and delivery vehicles to / from site 
(b) Parking and turning areas for construction and delivery vehicles and site personnel 
(c) Timing of deliveries 
(d) Provision of wheel washing facilities 
(e) Temporary traffic management / signage 
 



 
 
GROUND; 
In the interests of highway safety and neighbouring amenity, in accordance with Policy D1 of 
the Thanet Local Plan and the National Planning Policy Framework. 
 
10 Prior to the occupation of any dwelling hereby approved, an ecological management 
plan shall be submitted to and approved by the Local Planning Authority. It must detail how 
the application site will be managed and include the following: 

• Details of the habitats to be managed 
• Details of the aims/objectives of the management 
• Rolling 5 year management plan 
• Details of enhancements to be incorporated in to the site. 
• Details of who will be implementing the management. 
• Details of on-going monitoring 

The plan must be implemented as approved. 
 
GROUND: 
In the interests of biodiversity in accordance with paragraph 175 of the National Planning 
Policy Framework. 
 
11 Prior to commencement of development (including vegetation clearance) a reptile 
mitigation strategy must be submitted to and approved in writing by the Local Planning 
Authority. It must include the following: 

• Updated walk over survey 
• Map showing of the areas of suitable reptile habitat 
• Overview of the mitigation proposed 
• Methodology to implement mitigation. 
• Details of how retained areas will be protected during construction. 

The mitigation strategy must be implemented as approved. 
 
GROUND: 
In the interests of biodiversity in accordance with paragraph 175 of the National Planning 
Policy Framework. 
 
12 Prior to any works commencing on the trees, a precautionary bat mitigation strategy 
must be submitted for written approval to the Local Planning Authority. The strategy must be 
implemented as approved. 
 
GROUND: 
In the interests of biodiversity in accordance with paragraph 175 of the National Planning 
Policy Framework. 
 
13 Prior to the occupation of the development hereby approved, a "bat sensitive lighting 
plan" for the site boundaries shall be submitted to and approved in writing by the local 
planning authority. The lighting plan shall: 
 



a) Identify those areas/features on site that are particularly sensitive for bats and that are 
likely to cause disturbance in or around their breeding sites and resting places or along 
important routes used to access key areas of their territory; 
b) Show how and where external lighting will be installed so that it can be clearly 
demonstrated that areas to be lit will not disturb or prevent the above species using their 
territory. 
 
All external lighting shall be installed in accordance with the specifications and locations set 
out in the plan and these shall be maintained thereafter in accordance with the approved 
plan 
 
GROUND: 
In the interests of biodiversity in accordance with paragraph 175 of the National Planning 
Policy Framework. 
 
14 Prior to the occupation of any dwelling hereby approved, an ecological enhancement 
plan, must be submitted for approval in writing by the Local Planning Authority, detailing 
what ecological enhancements will be incorporated in to the whole site. The plans must be 
incorporated in to the site as detailed in the approved plan. 
 
GROUND: 
In the interests of biodiversity in accordance with paragraph 175 of the National Planning 
Policy Framework. 
 
15 No development shall take place until the following components of a scheme to deal 
with the risks associated with contamination of the site shall have been submitted to, and 
approved, by the local planning authority: 
  
1. A preliminary risk assessment which has identified: 
(i)                 all previous uses 
(ii)                potential contaminants associated with those uses 
(iii)               a conceptual model of the site indicating sources, pathways and receptors 
(iv)               potentially unacceptable risks arising from contamination at the site 
 
 
2. Intrusive Investigation 
a)            An intrusive investigation and updated risk assessment shall be undertaken by 
competent persons and a written report of the findings shall be submitted to and approved in 
writing by the Local Planning Authority prior to commencement of the development.  It shall 
include an assessment of the nature and extent of any contamination on the site, whether or 
not it originates 
on the site.  
 
The report of the findings shall include: 
(i)            A survey of the extent, scale and nature of contamination; 
(ii)           An assessment of the potential risks to: 
                Human health; 



                Property (existing or proposed) including buildings, crops, livestock, pets,       
woodland and service lines and pipes, 
                Adjoining land, 
                Ground waters and surface waters, 
                Ecological systems, 
(iii)          An appraisal of remedial options and identification of the preferred option(s). 
 
 
All work pursuant to this Condition shall be conducted in accordance with the DEFRA and 
Environment Agency document Model Procedures for the Management 
of Land Contamination (Contamination Report 11). 
 
 
b)            If investigation and risk assessment shows that remediation is necessary, a 
detailed remediation scheme to bring the site to a condition suitable for the intended use by 
removing unacceptable risks to human health, buildings and other property and the natural 
and historical environment shall be submitted to and approved in writing by the Local 
Planning Authority prior to commencement of the development. The scheme shall include 
details of all works to be undertaken, proposed remediation objectives and remediation 
criteria, a timetable of works, site management procedures and a verification plan. The 
scheme shall ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 in relation 
to the intended use of the land after remediation.  The approved remediation scheme shall 
be carried out in accordance with the approved terms including the timetable, unless 
otherwise agreed in writing by the Local Planning Authority. The Local Planning Authority 
shall be given two weeks written notification of commencement of the remediation scheme 
works. 
 
 
c)            Prior to commencement of development, a verification report demonstrating 
completion of the works set out in the approved remediation scheme 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 monitoring carried out in 
accordance with the approved verification plan to demonstrate that the site remediation 
criteria have been met. It shall also include details of longer term monitoring of pollutant 
linkages and maintenance and arrangements for contingency action, as identified in the 
verification plan, and for the reporting of this to the Local Planning 
 
GROUND: 
To ensure that the development does not contribute to, or is not put at unacceptable risk 
form, or adversely affected by, unacceptable levels of water pollution in line with paragraph 
170 of the National Planning Policy Framework. 
 
16 If, during development, significant contamination is suspected or found to be present 
at the site, then this contamination shall be fully assessed and an appropriate remediation 
scheme agreed with the Local Planning Authority. The approved works shall be implemented 
within a timetable agreed by the Local Planning Authority and shall be of such a nature as to 



render harmless the identified contamination given the proposed end use of the site and 
surrounding environment, including controlled waters. 
 
GROUND: 
To ensure that the proposed development will not cause harm to human health or pollution 
of the environment, in accordance with DEFRA and Environment Agency document Model 
Procedures for the Management of Land Contamination (Contamination Report 11) and 
NPPF. 
 
17 Prior to the first occupation of the development hereby approved,  full details of both 
hard and soft landscape works, to include  
 

• species, size and location of new trees, shrubs, hedges and grassed areas to be 
planted. 

• the treatment proposed for all hard surfaced areas beyond the limits of the highway. 
• walls, fences, other means of enclosure proposed. 

 
shall be submitted to, and approved in writing by, the Local Planning Authority. 
 
GROUND; 
In the interests of the visual amenities of the area and to adequately integrate the 
development into the environment in accordance with Policies D1 and D2 of the Thanet 
Local Plan. 
 
18 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 first occupation; of any part of 
the development, or in accordance with a programme of works to be agreed in writing with 
the Local Planning Authority. Any trees or plants 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 a similar size and species. 
 
GROUND; 
In the interests of the visual amenities of the area in accordance with Policies D1 and D2 of 
the Thanet Local Plan 
 
19 Existing trees, shrubs and hedgerows identified for retention within the development 
site or existing trees growing on an adjacent site, where excavations, changes to land levels 
or underground works are within the crown spread, shall be protected in accordance with BS 
5837  2005 using the following protective fence specification - o Chestnut paling fence 1.2m 
in height, to BS 1722 part 4, securely mounted on 1.7m x 7cm x  7.5cm timber posts driven 
firmly into the ground.  The fence shall be erected below the outer most limit of the branch 
spread or at a distance equal to half the height of the tree, whichever is the furthest from the 
tree, unless otherwise agreed in writing with the Local Planning Authority. The protective 
fencing shall be erected before the works hereby approved or any site clearance work 
commences, and shall thereafter be maintained until the development has been completed. 
At no time during the site works shall building materials, machinery, waste, chemicals, stored 
or piled soil, fires or vehicles be allowed within the protective fenced area. Nothing shall be 



attached or fixed to any part of a retained tree and it should not be used as an anchor point. 
There shall be no change in the original soil level, nor trenches excavated within the 
protective fenced area.  
 
GROUND; 
To protect existing trees and to adequately integrate the development into the environment, 
in accordance with Thanet Local Plan Policies D1 and D2. 
 
20 Prior to the commencement of the development hereby approved, the applicant, or 
their agents or successors in title, shall secure the implementation of a watching brief to be 
undertaken by an archaeologist approved by the Local Planning Authority so that the 
excavation is observed and items of interest and finds are recorded. The watching brief shall 
be in accordance with a written programme and specification, which has been submitted to 
and approved in writing by the Local Planning Authority. 
 
GROUND; 
To ensure that features of archaeological interest are properly examined and recorded in 
accordance with the advice contained within the National Planning Policy Framework. 
 
21 The first floor bathroom window in the rear elevation of plot 2 hereby approved shall 
be provided and maintained with obscured glass to a minimum level of obscurity to conform 
to Pilkington Glass level 4 or equivalent and shall be installed prior to first occupation of the 
development hereby permitted and permanently retained thereafter. 
 
GROUND: 
To safeguard the privacy and amenities currently enjoyed by the occupiers of adjoining 
residential properties in accordance with policy D1 of the Thanet Local Plan. 
 
INFORMATIVES 
 
A formal application for connection to the public sewerage system is required in order to 
service this development. Please contact Southern Water, Southern House, Sparrowgrove, 
Otterbourne, Hampshire SO21 2SW (Tel: 0330 303 0119) or www.southernwater.co.uk. 
 
Please be aware that obtaining planning permission and complying with building regulations 
are separate matters - please contact building control on 01843 577522 for advice on 
building regulations 
 
It is the responsibility of the applicant to ensure, prior to the commencement of the 
development hereby approved, that all necessary highway approvals and consents where 
required are obtained and that the limits of highway boundary are clearly established in order 
to avoid any enforcement action being by the Highway Authority. The applicant must also 
ensure that the details shown on the approved plans agree in every aspect with those 
approved under such legislation and common law. It is therefore important for the applicant 
to contact KCC Highway and Transportation to progress this aspect of the works prior to 
commencement on site 
 



Across the county there are pieces of land next to private homes and gardens that do not 
look like roads or pavements but are actually part of the road. This is called ‘highway land’. 
Some of this land is owned by The Kent County Council (KCC) whilst some are owned by 
third party owners. Irrespective of the ownership, this land may have ‘highway rights’ over 
the topsoil. Information about how to clarify the highway boundary can be found at 
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-
boundary-enquiries 
 
The applicant must also ensure that the details shown on the approved plans agree in every 
aspect with those approved under such legislation and common law. It is therefore important 
for the applicant to contact KCC Highways and Transportation to progress this aspect of the 
works prior to commencement on site.  
 
Planning permission does not convey any approval for construction of the required vehicular 
crossing, or any other works within the highway for which a statutory licence must be 
obtained. Applicants should contact Kent County Council - Highways and Transportation 
(web: www.kent.gov.uk/roads_and_transport.aspx or telephone:03000 418181) in order to 
obtain the necessary Application Pack. 
 
For the avoidance of doubt, the provision of contributions to as set out in the unilateral 
undertaking made on  submitted with this planning application, and hereby approved, shall 
be provided in accordance with The Schedule of the aforementioned deed. 
 
The applicant is reminded that, under the Wildlife and Countryside Act 1981, as amended 
(section 1), it is an offence to remove, damage or destroy the nest of any wild bird while that 
nest is in use or being built. Planning consent for a development does not provide a defence 
against prosecution under this act. Trees, scrub, hedgerows and buildings are likely to 
contain nesting birds between 1st March and 31st August inclusive. Trees and scrub are 
present on the application site and are to be assumed to contain nesting birds between the 
above dates, unless a recent survey has been undertaken by a competent ecologist to 
assess the nesting bird activity on site during this period and has shown it is absolutely 
certain that nesting birds are not present. 
 
 
 
SITE, LOCATION AND DESCRIPTION 
 
The application site can be divided into to areas; the front portion fronting Ramsgate Road 
and the rear section fronting Canterbury Road. The front part of the application site has had 
the vegetation removed within the central area, the perimeter hedges and trees remains in 
situ. The front portion of the site is devoid of buildings The rear portion of the site is set down 
from the front portion of the site and also the Canterbury Road. Whilst the site is bounded by 
other residential properties, the site lies outside the village confines of Sarre and is 
considered to lie within the countryside for planning purposes. To the north east of the site is 
Sarre Windmill which is Grade II listed and to the east Tollgate Cottage, which is also a 
Grade II listed building 
 



The site is identified within the Thanet Local Plan as an important gap in the built area of 
Sarre village which contributes to the character and amenity of the village and as a result is 
not considered suitable for development under Saved Policy R2. The site is also covered by 
the Former Wantsum North Shore Character Area under Saved Thanet Local Plan Policy 
CC2.  
 
The site is screened by mature trees and planting and as such is largely obscured from view 
from Ramsgate Road and Canterbury Road. The grouping of tree to the south and east of 
the site are covered by a Tree Preservation Order (TH/TPO/1(2018). 
  
RELEVANT PLANNING HISTORY 
OL/TH/17/1795 Outline application for the erection of 2No detached two storey houses 
including access. Granted by Planning Committee 17/05/18 
  
PROPOSED DEVELOPMENT 
The application originally sought full planning permission for 3 three storey 5 bed detached 
dwellings and 2 two storey 4 bed detached dwellings. Since the submission of the 
application, amendments have been made which reduce the height, scale and footprint of 
units and alter the layout of the scheme. 
 
Full planning consent is sought for the erection of 5no. two storey dwellings. Vehicular 
access to the proposed dwellings is off Ramsgate Road to the north east of a dwelling 
known as 'Field View'. Plot 1 would have an elevation to Ramsgate Road, although not 
directly fronting the main road, its principal elevation would, however, be onto the new 
access road. Dwellings are then positioned to follow the eastern boundary of the site, the 
access drive to the western side of these dwellings; plots 2-5 inclusive. Each dwelling will be 
afforded two parking spaces in addition there are three visitor parking spaces within the 
scheme.  
 
In terms of design, plots 1 and 2 are handed, their ridges runs parallel to the access drive. 
The dwellings have an asymmetrical design to the front elevation with a central projecting 
gable feature at ground and first floor and a projecting window to one side of the gable at 
ground floor. There are two pitched roof dormers at first floor level. The property provides a 
central entrance hall with access off to the lounge, family room and study. A utility and W.C. 
as accessed via the family room. At first floor level there is a family bathroom, three 
bedrooms and a master bedroom with en-suite.  
 
Plots 3, 4 and 5 have a gable fronting the access drive. Their entrances are   recessed in 
comparison to the projecting two storey gable feature, which includes a projecting window at 
ground floor. In terms of accommodation the hall provides access to the living room, W.C. 
and kitchen, dining and family room, this provides access to a utility room. On the first floor 
there are four bedrooms and family bathroom.  
 
The Design and Access Statement details that material will reflect the local vernacular 
including brickwork, vertical tiling/weatherboarding, plain tiles and timber windows.  
  
DEVELOPMENT PLAN POLICIES 
Thanet Local Plan (2006 Saved Policies) 



  
Policy CC1 - Development in the Countryside 
Policy CC2 - The Central Chalk Plateau Landscape Character Area 
Policy D1 - Design 
Policy D2 - Landscaping 
Policy H1 - Residential Development Sites 
Policy H4 - Windfall Sites 
Policy R1 - General Levels of Development 
Policy R2 - Village Gap 
Policy SR5 - Doorstep Playspace 
Policy SR11 - Private Open Space 
Policy TR12 - Cycle Parking 
Policy TR16 - Car Parking Provision 
 
NOTIFICATIONS 
One representation was received. The concerns can be summarised as follows: 
* Marr Sarre Mill site 
* Overlooking and loss of light 
* Overdevelopment 
* Dwellings too high  
* Will affect the quiet location of objectors property and the village setting 
* Close to adjoining properties 
* Increase in traffic 
* Not enough info given on application 
* Out of keeping with character of area 
 
St. Nicholas at Wade and Sarre Parish Council: The Parish Council are concerned about 
the density (five properties) of this development. As noted from a previously refused 
application, there is still concern regarding the sustainability of the site. The site, although 
falling just within the village confines, is located in an area that offers very few community 
facilities and services. There are no schools, shops or church. The only facility being one 
public house in the centre of the village. We acknowledge that whilst the presence of new 
dwellings would help to support the existing public hose, the last remaining community 
facility within the village, along with facilities and services provided with St Nicholas at Wade, 
it is also likely that any future occupier is going to be heavily reliant upon the car for their 
journeys. The lack of amenities in Sarre out a heavy burden on an already heavily used 
road.  
  
CONSULTATIONS 
 
Kent County Council Highways and Transportation:  Initial comments: No objection in 
principle. The proposal includes an acceptable road layout, sheds to accommodate cycle 
parking and suitable materials at the access. Further information/amended plans was sought 
to widen the access, swept path drawings, visitor parking sought due to the rural location, 
details of pergolas, electric vehicle charging provision for each of the allocated parking bays 
on site 
 



Further comments: The plans have amended (widened) the size of all covered parking bays 
and provided an additional visitor parking space. The site turning area and access have 
been widened and demonstrated to accommodate a 13 metre long refuse freighter. No 
objection is raised subject to conditions relating to provision and retention of parking spaces 
and cycling parking, vehicle loading/unloading and turning facilities, use of a bound surface, 
completion and maintenance of access and visibility splays, submission of a Construction 
Management Plan.  
 
To encourage electric vehicle ownership and use it is recommended that each allocated 
parking bay be fitted with some form of charging point.  
 
Conservation Officer: Comments on original scheme -Sarre has slightly expanded from a 
small, nucleated settlement around the village centre and manor house with a linear 
development of houses in a wide range of designs, materials and ages along the north side 
of Ramsgate Road towards Monkton. The village is distinguishable from the surrounding 
countryside.  
 
The proposed development site is bound by a group of building at Sarre Mill a Grade II listed 
building to the north of the site and two sides of the linear residential development along 
Ramsgate Road. The frontages of the houses are generally parallel to the road.  
 
The site's current appearance would change if the proposed development was built out due 
to the proposed number of dwellings and the layout of the development on the site. Even if 
the linear form of development next to the site is a more recent phenomenon than the 
historic core of the settlement still strongly influences the character and appearance of the 
site's surroundings. This would mean that a housing scheme for up to five dwellings which 
together with their proposed siting on the site would not reflect the linear character of this 
part of the settlement.  
 
Where the proposal is located , the houses adjacent to the site are set closer to the road with 
relatively short front harden or paved areas and are roughly in line with each other. The 
proposed dwellings would be set well back of the line established by the frontages of the 
other house and the front elevations of the dwellings close to the road would be set at an 
angle to the road, and will be inconsistent with the other houses with their frontages parallel 
to the road significantly interrupting the pattern of development on this part of the village.  
 
This would also be compounded due to the proposed dwellings overall height being 
relatively higher than the existing buildings. This would be evident along Ramsgate Road 
especially at the point of access.  
 
S.66(1) of the Act requires the decision maker, in considering whether to grant planning 
permission for development which affects a listed building or its setting, to have special 
regard to the desirability of preserving the building or its setting or any special architectural 
or historic interest.  
 
The proposed development would to a certain degree affect the setting of the listed Mill. The 
proposal would introduce new built form into undeveloped space that, in my view, at present 



positively contributes to the rural character and the setting of The Mill. The proposal would 
therefore erode the present open character of the site and rural character of the area.  
 
I consider that the proposed number of the dwellings would be an over development of the 
site.  
 
Arboricultural Officer: The layout as proposed appears to have only a marginal direct 
impact on trees. However the structural condition of many, as reported in the tree survey, is 
of some concern in relation to introducing new development on the site. Looking at the 
photos (D&A Statement & Google Street View) and reading through the tree survey, it's 
likely that the trees are self-seeded in origin and have developed with the shelter and 
support of the group. Any changes to how the wind affects the site (clearance, new 
buildings) or water moves through it (excavations, foundations) may have an impact on the 
trees, although it's difficult to predict the implications in advance. 
 
- Even though ivy prevented full inspection, the tree survey reports many trees have 
bifurcated stems with included bark forks - these have a relatively high propensity to fail. 
Introducing new dwellings / gardens / parking will significantly increase pressure to fell or 
reduce.  
 
- The size of the trees and canopy spread in relation to relatively small gardens is also likely 
to introduce additional pressure. The light green shading on the Proposed Site Plan (4502-
AX01 Rev.A) appears to be an accurate representation of the crown spreads recorded in the 
tree survey. The trees around the east & southern boundaries of Plot 1 cover a significant 
area of garden, and will shade much more, likely leading to pressure to fell or reduce. If G1 
is removed, there would be no direct shading of Plots 3 - 5, although trees in Plot 1 may still 
cast shade on Plot 3. 
 
- The parking area and pergola for Plot 2 makes a small incursion into the RPA's of T2 & 3. 
Although not ideal, no-dig construction (if levels allow) and arb supervision of any 
excavations could in theory minimise impact on the trees. 
 
- T's 10 & 12 are shown to be removed. The tree survey reports significant structural defects 
and felling is reasonable. 
 
- The survey also reports significant structural issues with both trees in G1, currently shown 
retained to the rear of Plot 4. They are not adjacent to the road, presumably of limited or little 
visibility from the public realm, and I would suggest removal / replacement if the 
development proceeds. Their retention is probably not sustainable in a relatively small 
garden, within falling distance of the buildings in Plots 4 & 5. 
 
- The parking area and pergola for Plot 5 makes an incursion into the RPA of T13. The 
survey reports T13, and the two trees in G2 behind, to be in poor structural condition. Their 
retention is similarly not sustainable. 
 
- The proposed removal of G3, adjacent the parking areas / pergolas for Units 4 & 5, is also 
justified on structural condition. 
 



- If the application is approved you would need details of siting of site cabins, storage areas, 
service excavations etc to demonstrate they can be provided away from RPA's. 
 
In summary, the proposal does not require the immediate removal of sound trees but is likely 
to increase pressure for felling or significant reduction. 
 
Kent County Council Biodiversity: Information submitted as part of planning application 
OL/TH/17/1795 detailed the following:  

• Low population of common lizards and slow worms within the site  
• Suitable habitat for breeding birds  
• Likely to be used by foraging bats  
• Potential for bats to be roosting within the trees.  

 
The submitted information has detailed that the footprint of the proposed development site 
has recently been cleared of vegetation. It is likely that the works will have resulted in the 
killing/injury of reptiles and a decline in the value of the site for foraging bats and breeding 
birds.  
 
Vegetation clearance must only be carried out once all the relevant surveys and mitigation 
have been carried out and implemented. This will ensure that any works have followed best 
practice to avoid a breach of wildlife legislation.  
 
The submitted information has detailed that the area to the East of the proposed 
development will be managed for conservation to mitigate/compensate for the works which 
were carried out on site. When we originally commented we raised concerns that the site 
plan indicates that there is the start of an access road going in to the proposed conservation 
area - however information has been provided by the applicant confirming it is a turning head 
and access would be difficult due to the change of levels within the site.  
 
We advise that a simple management plan must be produced for the conservation area with 
details of who will be carrying out the management to demonstrate that the area will be 
managed in the long term. This should be controlled by condition.   
 
Reptiles - All the vegetation was not cleared within the proposed development footprint and 
there is an area of tall ruderal in the south of the development footprint which may be 
suitable for reptiles. The proposed site plan suggests that this area will be retained within the 
completed development however it is likely that some management/landscaping will be 
carried out within this area and therefore there will be a need for reptile mitigation to be 
carried out prior to the implementation of the works.  
 
We advise that it would be preferable for details of the mitigation to be implemented within 
this area to be submitted prior to determination of the planning application. However we 
accept that there is sufficient habitat within the conservation area to support any reptiles 
present within the site and therefore the application can demonstrate that appropriate 
mitigation can be implemented. A condition is therefore suggested.  
Bats - The report has detailed that the trees have low potential to be used by roosting bats 
due to the presence of ivy. Due to health and safety reasons a number of trees may have to 



be removed and in that situation a soft felling techniques must be implemented during the 
tree removal works.  
 
The report has provided an overview of what must be implemented but if planning 
permission is granted we advise that a detailed precautionary mitigation strategy must be 
submitted as a condition.  
 
It is possible that bats forage and commute within the site and the proposed site plan 
indicates that suitable habitat will be retained within the wider site. We advise that any 
lighting scheme for the proposed development is designed to avoid directly shining on the 
boundaries. A bat sensitive lighting condition should be included if planning permission is 
granted.  
 
Breeding Birds - The ecological appraisal has confirmed that there is suitable habitat within 
the site for breeding birds. All breeding birds and their young are protected under the Wildlife 
and Countryside Act 1981 (as amended), an informative suggested.   
 
Designated Sites - The development includes proposals for new dwellings within the zone of 
influence (7.2km) of the Thanet Coast and Sandwich Bay Special Protection Area (SPA) and 
Wetland of International Importance under the Ramsar Convention (Ramsar Site). 
Therefore, Thanet District Council will need to ensure that the proposals fully adhere to the 
agreed approach within the Strategic Access Management and Monitoring Strategy (SAMM) 
to mitigate for additional recreational impacts on the designated sites and to ensure that 
adequate means are in place to secure the mitigation before first occupation.  
 
Ecological Enhancement - One of the principles of the National Planning Policy Framework 
is that "opportunities to incorporate biodiversity improvements in and around developments 
should be encouraged, especially where this can secure measurable net gains for 
biodiversity".  
 
The ecological report has made a number of recommendations to enhance the site for 
biodiversity. We highlight that the ecological enhancements in to the site footprint are over 
and above any works to be carried out within the adjacent conservation area - the works 
within this area are part of a mitigation / compensation for the loss of the reptile habitat due 
to the site clearance. If planning permission is granted we recommend that the following 
condition. 
 
Natural England: No objection subject to securing appropriate mitigation.  
 
Southern Water: Request that if consent is granted a condition is attached to protect 
drainage apparatus. Recommend an informative relating to connection to the public foul 
sewer. Initial investigations indicate that there are no public surface water sewers in the 
area, therefore an alternative means of draining surface water will be required. This should 
not involve disposal to a public foul sewer.  
 
Refuse Manager: Some concern about the turning at the bottom of the road, if residents 
park anywhere on the road then a truck will not be able to gain access.  
 



COMMENTS 
 
This application is referred to the Planning Committee as it represents a departure Saved 
Policies H1 and R2 of the Thanet Local Plan as the site is located within the open 
countryside, inside a village gap. 
  
The main considerations in assessing the submitted scheme are the principle of 
development, the impact upon the character and appearance of the area, the impact upon 
living conditions of neighbouring property occupiers and the impact upon highway safety. 
 
 
Principle 
 
In line with Section 38(6) of the Planning and Compulsory Purchase Act 2014, planning 
decisions must be taken in accordance with the 'development plan' unless material 
considerations indicate otherwise. The requirements of the National Planning Policy 
Framework (NPPF) are a significant material consideration in this regard. 
 
The 'development plan' for Thanet is the 2006 'adopted' Local Plan. Paragraph 213 of the 
NPPF allows local planning authorities to give due weight to adopted albeit outdated policies 
according to their degree of consistency with the policies in the NPPF. Paragraph 48 of the 
NPPF also allows weight to be given to policies in emerging plans according to their stage of 
preparation, the extent to which there are unresolved objections to relevant policies and the 
degree of consistency with national policy. 
 
The site constitutes non-previously developed land, which lies outside any defined 
settlement. The proposal is, therefore, contrary to the aims of Saved Policy H1 of the Thanet 
Local Plan which states that residential development on non-allocated sites will be permitted 
on previously developed land within the existing built up confines unless specified by other 
Local Plan Policies. However this policy no longer accords with the requirements of the 
National Planning Policy Framework, as the Council no longer has a 5 year supply for 
housing, and as such this policy has little weight at this time. Saved Policy R1 of the Thanet 
Local Plan also limits development at rural settlements to minor development within the 
confines and under Saved Policy R2 of the Thanet Local Plan the site is considered to be an 
important gap in the built area of the village which contributes to the character and amenity 
of the village and as such will not be considered suitable for development. However, this is 
again outweighed by the need for housing within the District. 
 
Saved Policy CC1 of the Thanet Local Plan states that new development will not be 
permitted unless there is a need for the development that overrides the need to protect the 
countryside. The site is also covered by the Former Wantsum North Shore Character Area 
under Saved Thanet Local Plan Policy CC2. 
  
There is a current need for housing within Thanet, which is being reviewed through the Local 
Plan process. The emerging Local Plan, recently submitted to the Planning Inspectorate, can 
be afforded modest weight in terms of housing land supply due to the stage in the process. 
 



On this basis the NPPF states in Paragraph 11 states that where there are no relevant 
development plan policies, of the policies which are most important for determining the 
application are out-of-date granting permission unless: 
  
i. the application of policies in this Framework that protect areas or assets of particular 
importance provides a clear reason for refusing the development proposed; or 
ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole. 
 
In determining whether housing on the site would be acceptable, the need for housing in the 
district will need to be balanced against other issues such as the impact on the countryside, 
sustainability of the site, character and appearance of the proposed development and 
highway safety. 
  
In this case, the site lies beyond the village confines, there is residential development to the 
north east and south of the site. The village has a Public House within a short walking 
distance of the site, but other services are limited. It is however, recognised that the village is 
served by public transport- buses and there is a bus stop within close proximity to the site 
and there are a range of goods and services available within the closest village, namely St. 
Nicholas at Wade as advised in paragraph 78 of the NPPF. 
  
Whilst only providing an additional five houses, there would be social benefits from the 
proposal, the proposal would have also have modest economic benefit during the build and 
five families supporting the public house and other services. In terms of the environmental 
impacts of the scheme, a large number of trees would be retained on site which also provide 
natural screening into and out of the site. 
  
The development of this site for housing could, therefore, be acceptable subject to the 
detailed consideration of all material considerations including the impact upon the 
countryside, loss of a village gap, character and appearance of the area, the impact on the 
living conditions of neighbouring property occupiers and highway safety. 
  
In determining whether the development of the site is acceptable, the need for housing in the 
district will, therefore, need to be balanced against other issues such as the impact on the 
countryside, saved policy R2 relating to Village Gaps. The site is not allocated as a protected 
open space in the Draft Local Plan, (2031-July 2018). 
  
Impact on Countryside 
 
The site is located within the Former Wantsum North Shore Landscape Character Area 
where development will only be permitted where it would not damage the setting of the 
Wantsum Channel and long views of Pegwell Bay, the Wantsum Channel, adjacent marshes 
and the sea. It is also identified as an important gap within the village of Sarre which 
contributes to the character and amenity of the village and as a result is not considered 
suitable for development. 
  
Paragraph 78 of the NPPF promotes sustainable development in rural areas stating that 
housing should be located where it will enhance or maintain the vitality of rural communities 



and new isolated homes in the countryside should be avoided (paragraph 79). The site is not 
considered to result in isolated development within the countryside as it would be between 
existing built development. 
  
The site is private land and partly covered in vegetation or unkempt grassed land and 
therefore does not provide active recreational opportunities, development of the space is 
permitted via saved policy SR11 of the Thanet Local Plan unless the site has intrinsically 
beneficial qualities and makes a contribution to the character of the area either by itself or by 
virtue of the longer distance views it affords. Paragraph 170b) of the NPPF protects and 
recognises the intrinsic character and beauty of the countryside. 
  
The site is currently screened to a large degree from the Canterbury Road frontage by 
existing vegetation. Given this, long views within the Landscape Character Area are not 
appreciated from within the site. It is, however, recognised that this screening provides a 
visual break in the built environment of the village. Sites to the north east are well screened 
from Canterbury Road. The rear third of the site is left as a conservation area, due to the 
extensive vegetation cover and also significant differences in land levels. This retention also 
maintains the perception of a village 'gap' from the Canterbury Road frontage. 
  
With regard to the Ramsgate Road frontage there is natural screening which represents an 
important and valuable break in the built environment of the village. The positioning of the 
proposed access may necessitate some minor works to the tree closest to the access; the 
application seeks the retention of the existing trees along the Ramsgate Road frontage. It is 
considered that the retention of these trees would mean only allow partial views from the 
access along Ramsgate Road and from longer views the site would still be appreciated as a 
'gap' in development. Two trees are proposed to be felled within the proposed curtilage of 
plots 2 and 3, however, these two sycamore trees are both identified within the applicant's 
tree survey as being poor quality; one having a decayed stump and the other having 
approximately 50% of its bark missing around the eastern stem base and bifurcated at 2m.  
 
Cleary the proposed development will alter the character of the site. However, officers 
consider that the development has taken careful consideration of the constraints of the site.  
 
Taking into account the above and based on the limited views of the site by virtue of the 
existing levels and retention of vegetation it is considered that the proposed dwellings could 
be accommodated on the site without resulting in material harm to the countryside or 
Landscape Character Area. It is also noted that this site is not identified as a protected open 
space within the Draft Local Plan. 
  
Character and Appearance 
 
Paragraph 127 of the NPPF states decisions should ensure that developments will function 
well and add to the overall quality of the area, are visually attractive as a result of good 
architecture, layout and appropriate and effective landscaping, sympathetic to local 
character and history, establish a strong sense of place and optimise the potential of the site 
to accommodate and sustain an appropriate amount and mix of development and create 
place that are safe, inclusive and accessible. Saved policy D1 of the Local Plan outlines that 



the design of all new proposals must respect or enhance the character and appearance of 
the area particularly in scale, massing, rhythm and use of materials.  
 
Since the submission of the application, amendments have been requested to the scheme to 
address officer concerns, these include a reduction in the height of the proposed dwellings 
and their footprints, in order to reduce the impact upon retained trees, provide more amenity 
space, visual separation between dwellings and take into account the relationship with 
adjacent listed buildings.  
 
Dwelling Layout 
 
This locality is characterised by a mixture of residential properties and style/age of buildings. 
Dwellings are large linear in layout, however, there are clusters of development - for 
example around The Mill or Canterbury and Old Road junction and dwellings that are at right 
angles to the road; Chalkpit Cottage. 
 
The proposals would be set back from both Ramsgate and Canterbury Road which will 
lessen the impact on the streetscene. The layout positions plot 1 at a slight angle to 'Field 
View’. With plots 2-5 positioned to follow the eastern boundary of the site, the access drive 
to the western side of these dwellings. These dwellings would face out onto the natural 
conservation area (northwest portion of the site fronting Canterbury Road. Given the variety 
of patterns of built form, it is considered that the layout proposed is such that it creates 
interest and variation in the street scene, but not unduly contrasting with the pattern of 
development.  
 
Dwelling Design 
 
The application proposes five traditional style dwellings. Plots 1 and 2 are handed; their 
ridge runs parallel to the access drive. The dwelling design has an asymmetrical design to 
the front elevation with central projecting gable feature at ground and first floor and a 
projecting window to one side of the gable at ground floor. There are two pitched roof 
dormers at first floor level. Plots 3-5 inclusive, the dwellings to occupy these plots have a 
gable fronting the access drive. The entrance is recessed in comparison to the projecting 
two storey gable feature, which includes a projecting window at ground floor.  
 
In terms of design, the group of dwellings takes reference from historic forms of house styles 
with simple roof forms and fenestration, although having asymmetrical elements, which are 
not normal for traditional/historic buildings. Initially the proposed development showed 
detached dwellings with much higher pitched roofs, some of which had accommodation 
within the roof and concern was raised regarding the scale and bulk of these proposed units. 
In response to this concern amended plans have since been submitted which have reduced 
the height of the units. The units will be seen in context against a backdrop of trees from 
certain viewpoints. 
 
The scale and massing of the development retains a significant degree of open space 
around the properties that will not dominate the site or setting of this village site. 
 
Impact upon listed buildings 



Consideration has been given to any impact upon the Grade II listed The Mill and Tollgate 
Cottage located to the north-east and east of the application site. The plots would be 
separated from Tollgate Cottage by three existing residential properties. The proposal is 
therefore not considered to affect the setting of this dwelling.  
 
With regard to The Mill, again there is intervening buildings. It is however noted that the 
Conservation Officer raised concerns about the impact upon the setting of Sarre Mill. Since 
the comments were made the scheme has been amended to reduce the height of the 
proposed dwellings. Given this amendment and the degree of separation by existing 
buildings and the Mill it result little harm, if any, to the setting of the Listed Mill.  
 
In line with paragraph 196 of the NPPF, where a proposal will lead to less than substantial 
harm to the significance of a designated heritage asset, this harm should be weighed against 
the public benefits of the proposal. It is considered that the benefits of this scheme would 
outweigh any limited harm referred to in para 196 of the NPPF. 
  
 
Living Conditions 
 
Paragraph 117 of the NPPF states that planning decisions should promote an effective use 
of land in meeting the need for homes and other uses, while safeguarding and improving the 
environment and ensuring safe and healthy living conditions. 
 
The relationship between the dwellings proposed and neighbouring properties has been 
examined and the impact upon the amenity of the occupants of these properties has been 
assessed. Consideration has been given to overlooking, overshadowing and the proposals 
being overbearing.  
 
Plot 1 is shown to be closest to the boundary with the property known as Fieldview to the 
west of the site. This property would be forward of the proposed dwelling on plot 1. There is 
a 1.8m close boarded fence separating the two sites. Furthermore at first floor level this 
property has an existing first floor high level window.  
 
The proposed dwelling is at an angle to Fieldview, it has one ground floor window. There is 
one first floor window within the rear projection serving a bedroom. This would have views 
out over the rear section of Fieldviews garden. Given this I do not consider that there would 
be direct overlooking. The distance and angle of the dwellings also mean there would be no 
significant overshadowing and could not be considered overbearing. 
 
With regard to the impact of the development on Hazeldene, which fronts Ramsgate Road, 
this property would be separated from plot 2 by a distance of approximately over 13m at the 
closest point. In addition there is existing vegetation separating the sites. Plots 3 and 4 
would share a common boundary with this property with a minimum distance of at least 11m. 
I consider that this will not impact upon their amenity in terms of sense of enclosure. In terms 
of overlooking, plot 2 would have a bathroom window at first floor level  which would face 
towards the immediate rear garden of Hazeldene, and it is considered appropriate for a 
safeguarding condition to ensure this is obscure glazed. Plots 2 and 3 would have first floor 
bedroom windows which face the rear garden of Hazeldene, however these windows would 



have views over the middle and rear section of the garden in my view. and therefore I 
consider that this relationship would not result in significant harm to the living conditions of 
occupants of the neighbouring property.  
 
Plot 5 does not have any windows within its northern elevation; to the north of the proposed 
dwelling is an existing access and parking area, given this relationship I do not consider that 
the proposal will impact negatively on the dwellings to the north and north west.  
 
To summarise, it is not considered there will be a significantly detrimental impact upon the 
amenity of the occupants of nearby properties in terms of overlooking, being overshadowed 
or the dwellings being overbearing, as a result of this proposal.  
 
Local Plan policy SR5 requires new dwellings with two bedrooms or more to provide safe 
doorstep play space for young children. The private gardens identified would provide a safe 
play space and space for clothes drying, refuse storage and storage facilities. 
 
In terms of the living conditions of the future occupiers of the proposed dwellings, the 
Council's Draft Local Plan to 2031 has now been submitted and Policy QD03 requires new 
development to be of an appropriate size and layout with sufficient useable space to 
facilitate comfortable living conditions and meet the standards set out in Policy QD04. The 
internal space standards referred to in Policy QD04 are the National Described Space 
Standards (March 2015). Policy D1 of the Thanet Local Plan requires development to 
provide a high quality layout and paragraph 127 of the National Planning Policy Framework 
requires development to provide a high standard of amenity for existing and future users. All 
windows serving primary habitable rooms are required to provide an acceptable level of 
outlook, natural light and ventilation for all primary habitable rooms. It is confirmed that the 
proposed dwellings would comply.  
 
The impact upon the neighbouring and future occupiers of the development is therefore 
considered to be acceptable and in accordance with Policy D1 of the Thanet Local Plan and 
the NPPF. 
  
Highways 
 
Adequate car parking is proposed to serve the intended dwellings given this rural location 
(two spaces per unit plus three visitor spaces). Furthermore the submitted plans indicate 
twin electric charging points, including in a visitor bay. KCC Highways expressed no 
objections subject to conditions. The proposal results in the creation of a new vehicle access 
onto Ramsgate Road. It is confirmed that the front existing ivy boundary hedge would be 
replaced with a new native hedge.  
 
The impact upon highway safety and parking in the surrounding area is therefore considered 
to be acceptable. 
 
Trees 
 
The trees that occupy the site, those on the site's boundaries, are an important contributor to 
this part of the village. The arboricultural officer raised no objections subject to a condition, 



although he does acknowledge that the development will place pressure on some of the 
trees to be removed. Officers acknowledge this legitimate concern about the additional 
pressure on the retained trees, however these are not covered under the TPO and 
furthermore the closest trees to the dwellings are categorised as C or U trees (low value or 
poor condition). The moderate value trees are sited slightly further away from the dwellings. 
No significant trees would be removed as part of the proposal. Two trees that are proposed 
to be removed (T12 and T14). Tree protection during construction will be appropriately 
conditioned. The TPO relates to trees at the Ramsgate Road frontage and along the eastern 
boundary approximately level with Hazeldene and will be retained.   
 
Archaeology 
 
Although the site is not identified as an area of Archaeological importance, Thanet District as 
a whole is rich in archaeological potential. As the site comprises non previously developed 
land, it is considered appropriate, to condition that the development is subject to an 
archaeological watching brief, as attached to the earlier application. Subject to this 
safeguarding condition the impact upon archaeology is considered to be acceptable. 
 
Ecology 
 
The National Planning Policy Framework states that the planning system should contribute 
to and enhance the natural and local environment by minimising impacts on biodiversity and 
delivering net gains in biodiversity where possible. 
 
A preliminary ecological appraisal has been submitted with the planning application. The 
Kent County Council Biodiversity Officer considers that the survey that has been carried out 
provides a good understanding of the ecological interest of the proposed development site.  
 
A number of reasonable and necessary conditions are recommended to ensure that any 
ecological harm from the development is mitigated. Subject to these conditions, the impact 
upon ecology is considered to be acceptable. 
 
Planning Obligations  
  
Natural England has previously advised that the level of population increase predicted in 
Thanet should be considered likely to have a significant effect on the interest features for 
which the Thanet Coast and Sandwich Bay Special Protection Area (SPA) and RAMSAR 
have been identified.  
  
Thanet District Council produced the 'The Strategic Access Management and Monitoring 
Plan (SAMM)' to deal with these matters, which focuses on the impacts of recreational 
activities on the Thanet section of the Thanet Coast and Sandwich Bay Special Protection 
Area (SPA). The studies indicate that recreational disturbance is a potential cause of the 
decline in bird numbers in the SPA. To enable the Council to be satisfied that proposed 
residential development will avoid a likely significant effect on the designated sites (due to an 
increase in recreation) a financial contribution is required for all housing developments to 
contribute to the district wide mitigation strategy. This mitigation has meant that the Council 
accords with the Habitat Regulations. 



  
This application includes a Unilateral Undertaking (UU) which provides the required financial 
contribution for the 5 no. four bed residential units to mitigate the additional recreational 
pressure on the SPA area. A draft UU has been submitted to cover the required amount.  
 
Conclusion  
 
Whilst the site lies outside the village confines, within the countryside and comprises an 
important village gap, the authority does not have a 5 year supply of deliverable housing 
sites. Accordingly, the proposed housing development must be viewed in the context of the 
presumption in favour of sustainable development and the tests of paragraph 11 of the 
NPPF, with any adverse impacts of granting permission having to significantly and 
demonstrably outweigh the benefits from the scheme to withhold planning permission. 
 
The provision of 5 dwellings would make a modest contribution to the housing land supply 
within the District. The development would support the economic dimension of sustainable 
development with employment provided through construction and the social dimension 
through the addition of 5 family dwellings which would support the community facility.  
 
In terms of environmental dimension, the proposal would result in residential development 
within the countryside and on a village gap site, having regard to the limited views of the site, 
existing levels and retention of vegetation it is considered that between five dwellings could 
be accommodated on the site without resulting in material harm to the countryside or 
Landscape Character Area. It is also noted that this site is not identified as a protected open 
space within the Draft Local Plan.  
 
The amendments to the proposed scheme are thought to overcome the issues raised with 
the original submission. The revised scheme is thought to result in a better outcome for the 
site in terms of overall layout, design and reducing any impact on the setting listed buildings. 
The design causes less than significant harm to the setting of The Mill and Tollgate Cottage, 
but in accordance with paragraph 196 of the NPPF it is considered that any harm caused is 
outweighed by the environmental, economic and social benefits the housing scheme would 
bring to Sarre. It is considered that all other aspects of the proposal are acceptable. 
 
It is therefore recommended that Members defer and delegate the application for approval 
subject to the submission of a Unilateral Undertaking and safeguarding conditions. 
 
 
Case Officer 
Gill Richardson 
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