D04 OL/TH/14/0050

PROPOSAL: Application for outline planning permission including access for
the erection of 785 dwellings, highways infrastructure works
(including single carriageway link road), primary school, small
scale retail unit, community hall, public openspace

LOCATION: LAND EAST AND WEST OF, HAINE ROAD, RAMSGATE
WARD: Multiple Wards

AGENT: Iceni Projects Ltd

APPLICANT: Cogent Land LLP

RECOMMENDATION:  Defer and Delegate
Defer and delegate to the Planning Manager to approve subject to appropriate

safeguarding conditions and a legal agreement to secure the community facilities and
affordable housing provision as set out in this report.

SITE LOCATION AND DESCRIPTION

The application site lies outside of the urban confines to the west of Ramsgate and to the
east of Manston village. The site comprises of three parcels of undeveloped agricultural
land totalling 47.7 hectares the proposed residential development area comprises 23 ha of
the overall site. The topography of the site slopes gently from north to south towards
Pegwell Bay which lies some 1.5km further to the south.

The larger two parcels of land proposed for residential development sit either side of
Haine Road and extend to 18 ha. Haine Road at this point runs on a north-south axis. At
the southern end is a roundabout junction with the A256. At the northern end is the Staner
Hill roundabout junction with Manston Road.

The only existing built form along this stretch of Haine Road is a group of buildings that sit
towards the Manston Road junction (Ozengell Grange on the eastern side of the road, and
a single dwelling on the western side). The buildings on the eastern side of Haine Road
include two Listed buildings (Ozengell Grange (Grade ll), a house dating from 1711 of red
brick construction with a clay tiled roof, and a tithe barn (Grade II*) dating from the late
14th or early 15th century. The barn is an oak frame construction, with a flint base and
weatherboard elevations.

The buildings on both sides of the road are surrounded by mature tree belts that largely
shield views of the built form within.

The third parcel of land which makes up the residential area of the application site extends
to 4.5 ha and is located at the northern most section of the site and is bounded by



Manston Road to the south, Leigh Road industrial estate to the north, Haine Road to the
west and existing residential development including Staner Court and Meridian Village to

the east.

A bridleway (TR10) bisects the western section of the site (just to the south of the dwelling
on the western side of Haine Road). The bridleway currently stops where it meets Haine
Road. A Public footpath (TR29) borders the northern boundary of the site.

In the wider area, to the south east of the site is the existing built up area of Ramsgate
(Nethercourt). At the points closest to the application site are 'The Beacon', NHS nursing
centre, Tesco supermarket, and existing residential areas. To the west is Manston Airport
and to the north west Manston village. Beyond the Staner Hill roundabout to the north
west lies the Manston Golf Centre. The southern boundary of the site abuts the
Ramsgate to London railway line. Beyond the southern boundary (i.e. on the other side of
the railway line) lies an anglo saxon cemetery which is identified as a Scheduled Ancient
Monument.

In terms of proximity to local services, taken from the centre of the site, Ramsgate town
centre lies approximately 2.5km to the south east of the site; and Westwood Cross
shopping centre 2km to the north. In terms of existing education provision the Marlowe
Academy is approximately 1.2km to the north east, there are three primary schools within
a 2km radius of the site (Newington Primary School; St Lawrence in Thanet Junior School
and Chilton Primary School). The nearest retail store would be Tesco, Manston Road
which is 800 metres away (approximately 10 minutes walk) to the east, and which
includes a petrol filling station, there are additional shopping and convenience facilities
located in St Lawrence around a 20 minute walk from the site. There are a number of
Doctors surgeries within a 2km radius, and the QEQM hospital is around 2.5km away.

Bus services run along Manston Road (No38) a service runs along the Canterbury Road
East (No9). Both services are hourly during the week with less frequency at weekends.

PLANNING HISTORY

There is no planning history relevant to this application.

PROPOSED DEVELOPMENT

The application is submitted in outline, with all matters of detail (except for means of
access) reserved for future consideration. The proposal is to provide up to 785 dwellings,
highway infrastructure works including a new single carriageway link road, a new 1 form
entry primary school, community hall, small scale convenience retail unit and a total of
9ha of public open space.

Members should note that the description of the proposal has changed since the
application was initially submitted. Firstly, a public transport interchange originally
proposed towards the south of the site has been omitted following negotiation with
Officers and advice from KCC Highways which concluded that there was no justification
for the facility, and following confirmation of the existence of a significant amount of
archaeology within this area. Secondly, the proposed link road has been revised from a



dual carriageway to a single carriageway, again following negotiation with Officers and
KCC Highways and finally the number of dwellings has been revised downward from 800
to 785 to allow for greater space around the listed buildings at Ozengell Grange.

The application is accompanied by an ‘illustrative' masterplan which is informed by a
series of 'indicative' parameter plans and a Design and Access Statement which set out
the principles that the applicant will apply to develop future details of the scheme at
reserved matters stage. These parameter plans and the DAS form the applicants
submission and are for consideration as part of this outline application, the parameter
plans are concerned with following:

Land use and amount - this plan sets a gross residential density within each parcel of land
of 35dph. It also defines land for school (2.05ha), community centre (0.10ha) and
highway infrastructure and public openspace. The plan indicates that southern section of
the site would remain undeveloped. This plan has been amended to omit the transport
interchange and reflects the potential archaeological significance of the land to the south,
and the presence of groundwater source protection zone on this part of the site.

Scale - indicates that in the main, the residential development would comprise 2 -2.5
storey housing, with a ribbon of 3 storey housing primarily located along the Manston
Road frontage. The plan sets the position of the school and community centre within the
site.

Landscape - identifies where the areas of openspace will be located across the site and
includes Village greens, pocket parks, Local Areas of Play both equipped and
unequipped, allotments, green corridors, casual public openspace and areas for tree
buffer planting. In total the plan indicates that the proposals would incorporate Sha of
public open space. There woul dbe a landscaped setting to the Listed Ozengell Grange

Movement - Defines the hierarchy of streets within the development. It identifies existing
and proposed new footway, cycleway and bridleway connections within and outwith the
site. It also includes vthe new single carriageway link road which is intended to act as a
bypass to the existing section of Haine Road that runs through the site. The road is
proposed to skirt the western boundary of the development, connecting with the Lord of
the Manor Roundabout to the south and incorporating a new high capacity roundabout
junction at Manston Road to the north. The existing Haine Road would be downgraded
and a new gateway at the junction of Haine Road and Manston Road

The development is proposed to comprise several ‘character areas’ intended to respond
to and develop individual characteristics around key parts of the site. In addition to the
character areas, there are principles to be applied to the residential streets which are
interspersed within the development and which link into the ‘character areas’. A summary
of the key features of each ‘character area’ is outlined below:

This application is accompanied by an Agricultural Land Quality assessment which in part
relies upon Agricultural Land Classification (ALC) survey work undertaken on behalf of
MAFF in 1994 and relates to the area of the site to the east of Haine Road. This work
identified the land as grade 2 (46%) grade 3a (37%) and grade 3b(5%). In the absence
of any previous survey work for the western section of the site i.e. between Haine Road



and the airport the applicants commissioned their own study which was undertaken in
September 2013. The methodology involved recordings taken from 27 points across the
land including excavating three small pits to establish the soils composition and quality.
The results indicate that the land is made up of grade 2 (18%), grade 3a (69%) and grade
3b (13%). Overall the results combined show that the land falls primarily within grade 2
and grade 3a of the ALC with some small areas of grade 3b to the north.

The planning application has been subject to an Environmental Impact Assessment, and
is accompanied by an Environmental Statement

DEVELOPMENT PLAN POLICIES

Thanet Local Plan 2006

CC1 Development in the countryside

CC2 Landscape Character areas

H1 Residential Development Sites

H4 Windfall Sites

H8 Size and type of housing

H14 Affordable housing negotiations on housing sites
TC1 New retail development

TR3 Provision of transport infrastructure
TR12 Cycling

TR15 Green Travel Plans

TR16  Car parking provision

D1 Design principles

D2 Landscaping

HE11 Archaeological assessment

HE12 Archaeological sites and preservation
SR4 Provision of new sports facilities

SR5 Doorstep and local play provision
EP5 Local Air Quality monitoring

EP7 Aircraft noise

EP8 Aircraft noise and residential development
EP9 Light pollution

EP13  Groundwater protection

CF1 Community facilities

CF2 Developer contributions

Draft Thanet Local Plan - Preferred Options Consultation (January 2015)

Policy SP13 — |dentifies the site for housing provision for up to 700 houses at a maximum
density of 35 dph (net); with the provision of a minimum of Sha of open space, a fully
serviced area of 2.05ha to accommodate a new two form entry primary school, a small
scale convenience retail provision required to accessibly serve day to day needs. There is
also a requirement for a minimum of 30% affordable housing across the site including (if
appropriate) sheltered and extra care homes, together with a proportion of houses that
would exceed the ratio required by draft policy SP18.



It also states that phasing of the development will be in accordance with draft policy
HO1(1), and shall provide for the construction of a school to one form entry specification at
such a stage of the development as required by KCC.

Masterplanning of the site will be informed by the following:

Pre-design archaeological assessment taking into account the presence of
significant and sensitive remains; '

The setting of listed buildings at Ozengell;

The need for deposition of development and landscaping to enable a soft edge
between the site and the open countryside and minimise impact upon long views
southward towards Pegwell Bay;

Predicted aircraft noise;

The alignment of the runway and the operational needs of the airport,

Sustainable urban drainage, taking account of the site's location in the
Groundwater Source Protection Zone (herein referred to as the GSPZ),

The needs to clearly demonstrate how the SPA mitigation strategy as set out in
Policy SP25 is being met and how it will ensure that development does not
increase recreational pressure on designated sites;

A wintering and breeding bird survey to assess the impact upon bird populations
within the district and the need to mitigate/compensate;,

Liaison with service providers to investigate the need to upgrade the capacity of
any utility services and infrastructure;

A statement of social impacts arising from the development and how any
increased demand on community facilities will be addressed.

Specific highway improvements and suitable contribution to be made to enable
delivery.

NOTIFICATIONS

The application as submitted was publicised within the local press, several site notices
were posted within the vicinity of the site and neighbouring occupiers adjoining the site
were notified in writing. As a result 36 letters of representation have been received
making the following comments:

Loss of open countryside detrimental to the character and appearance of the area;
Loss of valuable agricultural land and food production resource,

Should be making better use of the vacant housing stock already in Thanet,

Road infrastructure improvement needed before any housing should be built,;

What guarantee is there that the applicants will deliver all these plans;

Development of this scale magnitude and impact should be decided within the
development plan process and not in an ad hoc application;

Brownfield land should be reused;

The rail station will not be needed,;

Parkway station could impact on viability of Ramsgate station and lead to its closure;
Park and ride a 'stupid idea";

Could impact upon viability a future expansion of airport;



Noise impact from aircraft activity on the flight path, noise corridor is dependent on
prevailing winds;

Dangerous to build so close to a flight path;

The historic buildings within the site will be trapped in a new estate losing all their
uniqueness;

The proposal would annihilate the historical environment of this heritage site;

Flood risk;

Extra traffic congestion;

Pressure on local resources i.e. schools, hospitals, GPs, dental practices;

Majority of houses will be for people from outside Kent;

How much of the social housing will be dispersed throughout the estate? it can affect
sales;

Increase traffic congestion, movements and vehicle emissions in Westwood Cross
area;

New link road would not be constructed until after 468 houses already constructed,
Park and ride road improvements not proposed to be completed untill after completion
of the facility;

Development would destroy historic panoramas over open undeveloped agricultural
land towards the sea;

This development in conjunction with other residential development at Westwood
would lead to serious traffic congestion and emissions;

There is sufficient supply of housing coming forward therefore this site is not needed;
Lacks physical connectivity to existing built up area and does not represent a logical
extension and is not sustainable; and

Loss of open areas in Thanet.

The Broadstairs Society

In view of the amount of housing developments currently being undertaken in the
Thanet area is there a need for a further 800 homes?

The proximity to the airport would cause an undeniable noise impact upon the
occupiers of the properties

The practicalities of the drainage/water supply, due to obvious increase in usage the
proposed properties will bring to the bear on these resources

Even taking account of the proposed highway infrastructure works there is no real
evidence that this would alleviate the strain on the already congested road system
around the area

The Ramsgate Society

Apart from other considerations, we are concerned about the listed buildings within
this development area. There is a 14th century/early 15th century barn which is grade
Il listed and on the English Heritage 'at risk' register; Ozengell Farmhouse itself

is grade Il listed.



Manston Parish Council

Hugely concerned that the bypass will not be built until approximately 500 houses
have already been built. They are of the opinion that the existing road system
would not be capable of maintaining the extra capacity of vehicles and the
infrastructure of major roads needs to be implemented at the first stage of
development.

Housing development should not be considered on greenfield land. 90% of the
development is on best and most versatile agricultural land and should be
preserved as such. Brownfield sites around the area would be more appropriate.
Would encourage more birds to the area which would cause a hazard to the airport
and increase risk of bird strike.

Concern that the noise level from the airport as the development is so close to the
flight path.

Question whether another school being built in the area is necessary as one is
already due to be built at Westwood Cross.

The development does not address the housing needs of the existing residents.

Cliffsend Parish Council

The developers seem to be forcing the application through with indirect threats;
Affordable housing has barely been referenced, why is there no affordable housing
within the development?

The statement 'a natural rounding off of the existing built up area’ could be used
for all developments in Thanet;

The area is green wedge and should not be developed on under the current local
plan;

The developers do not appear to assess the noise levels from aircraft;

The noise contour assumes all aircraft keep to the centre line this is not always the
case;

The number of households will have a detrimental effect on the road which are
already congested;

The new bypass will not be constructed under phase 5 when 468 houses will
already have been constructed,

The rail connections from the park and ride will not take place until phase 5 but the
facility will be provided in phase 3 will this leave an empty car park?

We would like to see all the roads improved around the site due to the increase
number of cars from the development;

The proposed new road through the airport will only happen if the parkway goes
ahead and this is currently under discussion with TDC and KCC with no definite
plans this should not be in the application;

The road noise surveys out of date as it was undertaken before EKA2 phase 2
was completed and shows all the traffic going along Canterbury Road west, can a
proper noise levels survey be undertaken?

Preparation of the community centre will not take place until phase 7; if all phases
are not completed this could possibly not happen;



Minster Parish Council
No objection in principle subject to the following concerns:

e The assurance that the development will not take place until the road network to
serve the properties and the other infrastructure works are in place;

e The impact upon Minster and the adjoining communities if the proposed
development results in the closure of Minster railway station resulting from the
construction of Parkway; and

e The Council supports executive type accommodation within the scheme which will
encourage professional people to the area.

Ramsgate Town Council
No comment.
Broadstairs and St Peters Town Council

The town council recommends that the application is approved subject to the following
concerns:

o Insufficient infrastructure, drainage, highways, increase in traffic, loss of
countryside and Grade 3a and 2 agricultural land, proximity to airfield and the risk
of confusion between airfield lights and other lights

CONSULTATIONS

KCC Highways Services Raise no objections - Kent Highway Services have been
involved with the applicant's Transport Consultants regarding the impact of the
development upon the existing Highways network.  In highways terms, the County
Council have confirmed that the proposal is acceptable, subject to the proposed link road
being completed at an agreed stage of the development; improvements to the including
the replacement and upgrading of the Staner Hill Junction and a financial contribution
towards works to mitigate the impact of the development on the network around
Westwood Cross. The provision of a financial contribution towards pump priming and
initial running costs of new bus service through the site and approval of a construction
management plan and subject to conditions relating to car and cycle parking and travel
plan submission.

KCC Heritage Conservation (archaeology)_Raise no objections - the details present in
the revised D&AS and additional parameter plans all address heritage concerns and
provide positive heritage benefits. This is welcome and suggests that outstanding
concerns on impact below ground have been addressed as far as reasonably possible at
this stage and to inform this outline planning application. However, further assessment
and evaluation works will still be required to inform the reserved matters phases of the
development but conditions can cover the staged programme of archaeological work still
required for most of the site.



KCC Ecological Team - Raise no objections - subject to the impact upon protected sites
being mitigated by a commuted sum to be secured in accordance within a legal
agreement to fund an access and management package for the SPA, and provided a
biodiversity enhancement and management plan and details of the lighting scheme are
submitted for consideration at reserved matters stage.

KCC Economic Development - Raise no objections - subject to the provision secured
though legal agreement of the identified financial contributions towards primary education
(including land transfer to KCC of 2.05hecs and a financial contribution towards the build
costs of a 1 form entry school with capability for expansion to a 2 form entry); Community
learning; youth services; libraries and adult social care.

KCC Public Rights of Way Raise no objections - following amended plans which
address previous concerns about the number of vehicular crossing over the bridleway
(TR10) that bisects the western part of the site, and the usability and lack of open space.

NHS Property Services Raise no objections - subject to securing a financial contribution
towards mitigating the impact of the development upon the local primary and community
health services within a 2 mile radius of the site.

Heritage England_Raise no objections - following submission of amended plans the most
serious aspects of harm to the setting of ‘The Grange' have been addressed. There will
still be some less than substantial harm remaining this has the potential to be mitigated
further by the careful handling of the landscape buffer to ‘The Grange’ to as much as
possible reflect the open and informal character of farmland. It is still HE's view that there
would be some harm to the significance because the listed buildings open setting would
be much reduced. This harm would therefore need to be balanced against the public
benefits of the application. The remaining harm should not be dismissed lightly and the
requirement for ‘great weight’ to be give conservation of designated heritage assets still

applies.

Natural England_Raise no objection - subject to the provision of a contribution towards
appropriate mitigation measures it is considered that there will be no likely significant
effect on the Thanet Coast and Sandwich Bay Special Protection Area, Ramsar site,
Sandwich Bay Special Areas of Conservation, Thanet Coast Special Areas of
Conservation, the Sandwich Bay and Hacklinge Marshes Site of Special Scientific Interest
or the Thanet Coast Site of Special Scientific Interest and the development will then
accord with the Habitat Regulations and the National Planning Policy Framework

Kent Wildlife Trust_Raise no objections - Subject to additional details of SPA Mitigation
and appropriate mitigation for the loss of agricultural land being addressed at the next
detailed application stage

Kent Police Raise no objections - subject to detailed consideration, at reserved matters
stage, of ‘Safer Places: The Planning System and Crime Prevention.

Fire Service Raise no objections - there are no evident inadequacies regarding access
for fire appliances as none of the streets are below the 3.7 metres in width which is what
is required for a fire appliance access.



Kent International Airport/ Department for Transport No comments received

Southern Water Raise no objections - confirm that there is currently inadequate capacity
in the surface and foul drainage network to accommodate the development, however they
confirm that the foul water drainage layout has been agreed with the developer and that
this can be secured under a S78 agreement under the Water Industry Act to
accommodate the development. A condition is requested to ensure that the water supply
mains crossing the site are protected.

Environment Agency Raise no objections - the development is located over a principal
aquifer and within a groundwater source protection zone SPZ 1 and 2, however there is
no objection to development subject to a number of conditions requiring a risk assessment
associated with any contamination of the site and where necessary remediation strategy
and verification report; no infiltration to groundwater without prior approval and submission
of a detailed surface water scheme.

TDC Strategic Housing Manager Raise no objections - there is a high need for
affordable housing in the District, which needs to be addressed. | am happy with the
overall provision and the mix detailed in the Heads of Terms.

TDC Environmental Health (Noise)

Airport noise raises no objection. - the information provided by the applicant, based on
the airport operations of the last airport operator demonstrates that they have the ability to
provide adequate mitigation measures. The applicant has adopted a worst-case position
based on the future aspirational operational targets of the last airport operators using the
measured level of noise from the airport in 2013, 2010 worst-case noise contours and the
future masterplan published by the last airport operator. Due to the current situation at
Manston Airport there is an unknown potential for change in the future operation. It would
be difficult for the applicant to devise a strategy to demonstrate future impacts and
subsequent mitigation measures against any unknown alterations to the last operators
masterplan. In short the applicants have demonstrated that they can mitigate within the
known and previous aspirational aviation.

Road Noise Raises no objection - subject to mitigation detailed in the ES being
implemented.

TDC Environmental Health (Air quality) raises no objections - satisfied that the air
quality assessment in terms of the methodology used and the conclusions drawn are
acceptable and accurate. Although the assessment shows that air quality will not impact
upon health objective for local or future residential is essential that the framework travel
plan minimises potential wider effects on Thanet air quality by encouraging sustainable
travel and contributes to offsetting schemes that improve road design reduce congestion
and encourage public transport.

TDC Environmental Health (contaminated land) Raises no objection - given the
proposed end use and the potential for (on site and off site) historic contaminants
identified in the conceptual model to impact upon sensitive groundwater receptors at this



site further investigation is required to ensure that the site is free from significant
contamination prior to development to prevent mobilisation of potential contaminants.
Therefore an intrusive investigation will be required and if contamination is identified
appropriate remediation should be undertaken to render the site suitable for development.
The department would therefore recommend a planning condition be applied to require a
intrusive investigation and risk assessment to be undertaken and a remediation strategy
agreed before development commences.

TDC Sport and Recreation Raise no objections - the on-site Local Areas of Play (LAP)
and Local Equipped Areas of Play (LEAP) provision is necessary and should be policy
compliant. Provision for older children could be made through a contribution to upgrade
works at Warre recreation ground which is within a 20 min catchment of the site. A
commuted sum of £21k towards the restoration of the basketball court at the recreation
ground would be preferable to the provision of an on-site Multi Use Games Area because
of the potential for anti-social behaviour.

TDC Waste and recycling Raise no objections -the following is lifted from some guidance
which we are currently confirming, specifically regarding vehicle access. Developers must
adequately consider and design developments to take account of the standard vehicles
weight, tuning circle, height and width as indicated below:

Gross vehicle weight 26,000 kg

L]

o Turning circle 23 m
° Overall length 13 m
o Width 2400 mm

° Height 3500 mm

Vehicles must be able to enter and exit the site in a forward direction. Dead end roads
must be provided with a suitable turning area. If reversing is unavoidable this must be
limited to a maximum of 15m with clear visibility down the access route.

Planning will dictate the number of off street car parking places to be provided per
household, however general road design must facilitate access by larger vehicles.
Developers should consider the future impact of any trees planted adjacent to the
highway, ensure manholes are off sufficient strength and all turnings are suitable and that
they cannot be easily disrupted by inconsiderate car parking.

If the Councils vehicle is unable to access the road or part of the road on the day of
collection due to any of the above, the collection of waste or recycling from residents will
be disrupt.

TDC Conservation Officer Raise no objections - support the proposal in line with
Heritage England comments.

COMMENTS
The application is brought before the Planning Committee as the site lies outside of the

urban confines on previously undeveloped land, and is not allocated for development in
the adopted local plan. It is therefore a departure from the Development Plan and has



been advertised as such. The proposal is also considered to be of significant public
interest.

The main issues for the application will relate to the following matters:

Principle of development including an assessment of housing needs;

Loss of agricultural land

Character and appearance of the development;

Impact upon the landscape character and visual appearance of the area;

Impact upon existing highways and transportation;

Impact of the development on the heritage significance within and around the site;
Impact upon the living conditions of surrounding residents and future occupiers;
Impact upon ecology and bio-diversity;

Impact upon existing infrastructure including groundwater protection and flood risk
Consideration of affordable housing provision;

Adequacy of existing infrastructure to serve the development including schools, health
care provision, social care, recreation and community facilities

Principle

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that all
planning applications must be determined in accordance with the Development Plan
unless material considerations indicate otherwise.

However, Government policy in the National Planning Policy Framework (NPPF) states
where the development plan is absent or silent or relevant policies are out-of-date
planning permission should be granted, unless any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits, or where specific policies in the
NPPF indicate development should be restricted. Government Policy in the NPPF states
that where a Council cannot demonstrate a 5 year supply of housing sites to meet their
objectively assessed need, decisions on proposals for new housing development should
be made in accordance with the NPPF.

The NPPF seeks to 'boost significantly the supply of housing' and requires Local Planning
Authorities to demonstrate that they have a 5 year supply of housing sites to meet their
objectively assessed needs. These sites should be available now, offer a suitable location
for development now, and be achievable with a realistic prospect that housing will be
delivered on the site and in particular that the site is viable. The Council cannot currently
demonstrate a 5 year supply of housing land which means in principle applications for
housing development fall to be determined in accordance with the requirements of the
NPPF. Consideration should also be given and some weight albeit limited, should be
attributed to the Council's Draft Local plan preferred Consultation Document.

The Draft Local Plan, allocates this site for housing, based upon a full assessment of the
available evidence, in particular the evidence gathered as part of the Strategic Housing
Land Availability Assessment (SHLAA), which looked at a range of potential housing sites
across Thanet and assessed their appropriateness, and which indicated that this site
would in principle be suitable for housing. The SHLAA assessment involved consideration



of the suitability, achievability and availability of sites put forward for consideration by
landowners and identified by the Council as potential housing sites within Thanet. Those
put forward in the Draft Local Plan were considered to be sustainable sites that could
meet the identified housing needs of Thanet. It was on this basis that the site was
identified for housing development.

Given that the Council cannot demonstrate a 5 year supply of deliverable housing sites
the Government advice is clear that objection to the development of housing on the site
purely due to its location outside of the urban confines upon greenfield land could not be
sustained and therefore in principle housing development on the site could be considered
acceptable.

Loss of agricultural land

The loss of the best and most versatile agricultural land is a key consideration in the
determination of this planning application. The NPPF states that ‘where significant
development of agricultural land is demonstrated to be necessary, local planning
authorities should seek to use areas of poorer quality agricultural land in preference to
that of higher quality (Para 112, NPPF). The application site comprises undeveloped
greenfield land, still actively in use for agricultural purposes.

The ‘best and most versatile agricultural land (BMV)' is defined as land in Grades 1, 2 and
3a, Grade 1 being land which is of the highest quality, providing the best inherent
properties for agricultural production.

The applicants assessment of Agricultural Land Quality concludes that the site consists of
best and most versatile land falling within grades 2-3a. In terms of how this compares with
land across the District, there is little up to date information on ALC, the most recent
District wide survey was undertaken by MAFF in 1983 at this time it shows that Thanet
comprised predominantly Grade 1 land with some pockets of Grade 2 (including much of
the application site). There are a number of more detailed studies on parcels of land
around the Ramsgate post 1988 identified by the applicant which show land of Grade 2
with areas of Grade 3a quality.

This development would clearly involve the loss of best and most versatile agricultural
land. Thanet is rich in BMV land and therefore its loss will need to be balanced alongside
all other material planning considerations in particular the need for housing in the
weighing up process.

Landscape and visual impact

As a large site in an exposed location consideration of the affects upon the landscape and
visual impact of the development is necessary. The site lies within the Central Chalk
Plateau landscape character area the main features of which are the long distance views
attainable across the Chalk Plateau towards the coast. Currently given the topography of
the site which slopes north to south there are long views across the site to the coast from
Manston Road and Staner Hill Junctions.



The perception of the significance of change resulting to the landscape character of the
site will be dependent upon the viewpoint and the distance at which the site is being
observed. It is clear that within short distance views including locations within 0.5km of
the site the effect will be substantial due to the very open nature of the site. These views
will be relatively unobstructed and therefore the magnitude of the change will be high.
Turning to medium and longer distance views including for example Fowimead Country
Park and Pegwell Bay the impacts are less likely to be so immediately noticeable given
the distances.

The western portion of the proposal (lying to the west of the existing Haine Road), would
more visibly extend outside of the urban area into the undeveloped landscape. Here, new
housing, together with significant road infrastructure, would introduce a notable change to
the immediate landscape. It is considered that there will be harm arising from the
development of the land because by implication it will involve development of an existing
open landscape resulting in loss of openness and the erosion of long distance views
across the site.

The eastern parcel of the site, could appear as a natural extension of Ramsgate the site is
closely related to the western built up edge of Ramsgate and therefore have less impact
on landscape being a more natural addition to the existing urban area.

Some mitigation to the impact upon the landscape is provided on the southern and
western boundaries as the proposals show lower density and lower height buildings
adjacent to the open countryside and this combined with landscaping proposals would |
consider positively contribute towards mitigating the impact of the development within the
landscape. Notwithstanding this there will inevitably be residual visual impacts due to the
scale of the development and its location which will still cause harm, however this residual
harm will need to be considered and weighed against the wider benefits of the
development in terms of providing housing to meet identified need.

Character and appearance of the development

The application has been submitted in outline form with all matters reserved for further
consideration with the exception of means of access. The development does include an
‘illustrative’ master plan to demonstrate how a development of this nature could be
accommodated within the application site; together with a set of ‘indicative’ parameter
plans and a Design and Access Statement (herein referred to as the DAS) which set out
the design principles that will be applied to the development proposals at reserved matters
stage. The contents of the parameter plans and the key features of the DAS were
outlined in the ‘Description of proposal’ section of this report.

The NPPF, places significant importance to the design of the built environment. Good
design is a key aspect of sustainable development, and is indivisible from good planning.
it should contribute positively to making places better for people. Policy D1 of the Thanet
Local Plan is concerned with ‘Design’ and states that all new development will be
expected to provide high quality and inclusive design, sustainability, layout and materials.

The NPPF is clear that local authorities should promote high quality design that promotes
or re-enforces local distinctiveness. This is a key consideration in the determination of any



planning application, and to my mind, of particular importance to a development of this
scale, which would be very much an ‘entry point’ into the built up area of Thanet (when
entering from the A299).

The Kent Design Guide (2005) (KDG) emphasises that design solutions should be
appropriate to context and the character of the locality. In order to respect the context, the
KDG states that development should achieve some or all of the following:

reinforce positive design features of an area,

include public areas that draw people together and create a sense of place;

avoid a wide variety of building styles or mixtures of materials;

form a harmonious composition with surrounding buildings or landscape features;

and
J seek to achieve a sustainable pattern and form of development to reduce the need
to travel and improve the local context.

Through good design, and using principles in the Kent Design Guide, the proposed
development is expected to make efficient and effective use of the site in a manner
sensitive to both the immediate locality and the wider local environment. Whilst the
emerging Development Plan policy which seeks to allocate this site (SP13) carries little
weight at this stage, it does provide a guide as to the type and form of development that
the Council seek to achieve upon this site. This draft policy makes reference to the need
for development and landscaping to enable a soft edge between the site and open
countryside to minimise the impact upon long views southwards towards Pegwell Bay.

The design principles proposed to be applied to the development of the site are
considered to be generally sound. In defining a number of key character areas throughout
the scheme, there will be potential to create a series of spaces each with their own identity
but reflecting the characteristics of the individual parts of the site, it is considered that this
will help in establishing a strong sense of place, the hierarchy and inter-relationship of the
individual streets including the footpaths and bridleway will promote connectivity within the
site and beyond to the wider area.

The approach also provides a series of landscaped spaces which run through the
development and which provide pedestrian and cycleway linkages which tie the
development together providing a safe and appealing alternative to using the car.

There is a clear focus on providing a permeable development which would not be car
dominated and would provide opportunities for residents to move through the site easily
and safely by foot and cycle and to access employment opportunities and services
beyond the site without the need to navigate routes used by vehicular traffic.

The proposed density (at 35dph) is considered to represent a good use of land, but also to
respond positively to the context of the site. With a good level of landscaping and car
parking provision, the development would not appear as cramped or over developed; and
this would be reinforced by the proposed heights of the buildings.



The approach put forward within the application concentrates the higher scale and more
densely knit areas of development towards the north of the site focusing this around the
newly designed Staner Hill roundabout and the eastern section of the Manston Road, this
is thought to be an appropriate and sympathetic response given that this part of the site is
most closely associated with the existing road infrastructure and the built form of the
established urban area where more intensive development would be most suited.
Development of the scale proposed, primarily 3 storeys but including 2 -2.5 storeys further
to the north, would also be consistent with existing development further along the Manston
Road including Staner Court and the New Meridian Village

Further south towards the core of the development which sits either side of the Haine
Road, development is proposed to be no more than 2.5 storey or 11.7 metre in height,
comprising a combination of outward facing perimeter blocks served primarily by a mixture
of minor streets and shared surface routes. The development here would be arranged
around a series of open spaces and interconnecting routes with a focus around the public
bridleway TR10 that runs through the site and which is proposed to be upgraded to a
combined cycle/footpath/bridleway route, this route would bisect the development running
east to west providing access to Ramsgate to the east and the countryside to the west.
This would have the added benefit of creating a safe and attractive green route, which will
link into the existing bridleway including its extension across the Haine Road, this would
provide an ‘heart’ to the scheme which would create a peaceful and attractive setting
within the core of the development.

The proposal is also to downgrade a section of Haine Road that currently divides the site
to a status of a ‘lane’, it is intended that the ‘lane’ would only be open to bus traffic and all
other traffic would be directed to take the link road. It is considered that in urban design
terms the downgrading of the road has positive benefits by allowing greater integration
and cohesion between the eastern and western parts of the development.

Development around the southern and western extremities of the site will be no more than
2 storeys with an informal character comprising enclosed informal space and mostly non
continuous frontage with informal landscaping. This approach would create a less formal
and more open character which would be appropriate given that this area would be seen
from the open countryside to the south and west.

Overall, the proposed development will create its own ‘sense of place’ through the
introduction of character areas, and by the use of established urban design principles. It is
considered that the approach taken to the development makes best use of the site at an
appropriate density whilst allowing the opportunity for good quality layout solutions to be
achieved and scale and height parameters to be established which respect the
characteristics of the site and its relationship with the urban area and the countryside.

Overall, | consider that the design approach proposed would support the principles of
good design as set out in Local Plan policy D1, Government policy contained within the
NPPF and Kent Design Guidance.



Heritage

With regard to heritage/archaeology there are two main areas for consideration. The first
is the impact of the proposal on the setting of the two listed buildings that are surrounded
by the application site (Ozengell Grange (Grade |l) and the Tithe Barn (Grade 1I*). The
second is the likely impact of the proposal on the archaeological significance of the site.

Ozengell Grange and Tithe barn

Ozengell Grange was a medieval grange owned by St Augustine’s, Canterbury. It seems
likely according to Heritage England (HE) based upon historic maps and aerial photos that
the landholding extended considerably to the east of the buildings and was farmed in
association with ‘The Grange’. The grade II* tithe barn is the only remaining building
standing from the medieval grange (late 14th early 15th century) though buried
archaeological remains also survive. It was once intimately associated with the landscape
because it was where crops were threashed and stored. It is also the part of Ozengell
Grange most visibly linked with those fields because it sits only just within the treeline to
the east of the site. It is currently on the Heritage England ‘National Heritage at Risk
Register’ as its condition is very poor. HE have looked into the possibility of seeking grant
funding towards renovation works to the barn however to date this has not been resolved.

It appears that at sometime between 1963-1984 the plot area was reduced to its current
size, and trees planted around the now smaller enclosure. The site is now entirely
enclosed by a dense boundary of trees such that views into the site are very limited, due
to this the appreciation of the buildings outside of the site is currently limited.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990
imposes a general duty on the District Planning Authority as regards listed buildings in
exercise of its planning functions. It provides that, in considering whether to grant
planning permission for development that affects a listed building or its setting, a local
planning authority must 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.
Considerable importance and weight should be attached to this duty.

Paragraphs 128-137 of the NPPF seek to protect heritage assets. In summary:-

Paragraph 129 provides that local planning authorities should identify and assess the
particular significance of any heritage assets that may be affected by a proposal (including
development which affects its setting) taking account of the available evidence and any
necessary expertise;

Paragraph 132 advises that when considering the impact of a proposed development on
the significance of a designated heritage asset, great weight should be given to the
asset's conservation. The more important the asset, the greater the weight should be;
Paragraph 133 advises that where a proposed development will lead to substantial harm
to or total loss of significance of a designated heritage asset, local planning authorities
should refuse consent unless it can be demonstrated that such harm or loss is necessary
to achieve substantial public benefits that outweigh that harm or loss or other criteria
applied, which are not applicable in this case; and



Paragraph 134 states that where a development 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, including securing its optimum viable use.

As such, the NPPF acknowledges that harm to designated heritage assets may be
acceptable if outweighed by public benefits. Less than substantial harm does not
translate to less than substantial objection. Preservation in this context means not
harming the interest, as opposed to keeping it utterly unchanged.

The NPPF defines ‘significance’ in the context of heritage assets as:-

‘The value of a heritage asset to this and future generations because of its heritage
interest. That interest may be archaeological, architectural, artistic or historic. Significance
derives not only from a heritage asset’s physical presence, but also from its setting.’

It is clear that a development of this scale in this location will inevitably result in some
degree of harm since there would be a loss of the wider agricultural setting of the
buildings. In view of the above, considerable weight should be attached to any harm
arising. It is however relevant to note that the existence of the thick hedge boundary which
encloses the site affects the visibility of the buildings currently such that their relationship
with the wider landscape is already compromised to some degree.

HE initially objected to the proposal on the basis that the development would unduly
impact upon the setting of the listed buildings. HE's view being that there would be
‘substantial’ harm to the setting of the listed buildings because their agricultural context
would have been entirely lost due to the proximity of the development to the buildings.

As a consequence of these concerns, discussions have taken place between the
applicant and HE, the result of which is that the parameter plans that define the scope of
the proposals now incorporate a greater area of informal open space to the south and
east of the listed buildings. The purpose of this space is to provide some degree of open
setting around the most sensitive views of The Grange' which HE have confirmed are to
the south and east. HE have commented that the revised plans would, in their view,
overcome the most serious aspects of harm to the setting of the buildings, and now
consider that the harm caused by the development is ‘less than substantial. They
consider that some harm still does remain. They indicate that the remaining harm has the
potential to be mitigated further by the careful handling of the landscape buffer to ‘The
Grange' so as to reflect, as much as reasonably possible, the open and informal character
of farmland through the avoidance of Highways paraphernalia. If Members are minded to
grant planning permission | would recommend that a planning condition be applied to
ensure that this matter is adequately addressed as part of reserved matters in due course.
The submitted parameter plans indicate buildings to be set back from the existing Haine
Road in an informal arrangement. | consider that this would frame the view towards ‘The
Grange' site and provide a sense of openness.

HE's assessment of harm is accepted. In particular, it is considered that, having applied
considerable weight to the harm that arises, such harm is less than substantial. As such,
it is then necessary to weigh this harm against the public benefits of the proposal,
pursuant to paragraph 134 of the NPPF.



In this regard there are considered to be significant public benefits which should be
weighed against the harm including the provision of: housing where there is a recognised
shortfall, and the necessary infrastructure including a new school and highway
improvements to support it.

Additionally, the link road is likely to divert traffic away from the listed buildings and thus
could be said to act to enhance their setting.

Overall, it is considered that the harm caused to the listed buildings — to which
considerable weight is attached — is less than substantial and is outweighed by the
significant public benefits of the proposal. Therefore, it is concluded that the proposal
accords with the NPPF and complies with the duty set out in Section 66(1) of the 1990
Act.

Furthermore, the applicant has proposed a contribution towards the renovation of the
grade II*listed tithe barn. HE have indicated there is a possibility that they could obtain
the owners co-operation in securing an opportunity to renovate the barn. Should they be
successful there is an opportunity for the contribution proposed to be used along with a
HE grant at some point in the future.

Archaeology

The site lies within an area of high archaeological sensitivity associated with known
heritage assets, including the Listed Ozengell Grange and Barn and the significant
prehistoric and Anglo-Saxon burial monuments. In addition, there is high potential for
significant archaeology associated with these known sites across the entire application
site.

The applicants have undertaken a series of archaeological investigations across the site.
Discussions regarding archaeology have been extensive, and post submission there have
been additional archaeological investigations undertaken with a degree of involvement
with KCC Heritage. The additional investigations have involved further targeted trial
trenching to supplement the original desk based and geophysical evaluation.

One of the key changes to the plans to reflect in part the heritage constraints has been to
see the entire omission of development to the southern section of the site (previously
where the Transport Interchange would have been located). This area of the site was
known previously to KCC as an area which contained a number of substantial prehistoric
burial monuments which were considered to have a national significance. Whist there will
no longer be any above ground development in this area there will be underground
geocell storage tanks associated with the drainage of the site within a certain sections of
the land, the area where these tanks have been located has been assessed for
archaeological potential and KCC are satisfied that there is no archaeology in these
locations to be affected. As such they have confirmed that the tanks can be located as
shown on the drainage lans submitted without harm.

KCC have confirmed that the additional work identified by them during the application
process taken together with the original desk based assessment and evaluation works are
now adequate to inform the outline planning application, and following the amendments to



the plans that avoid known sensitive areas outline planning permission could be granted
for the development. The have indicated that as only certain parts of the site have been
investigated to date that they would wish further detailed investigative work to take place
as part of the reserved matters to inform further knowledge of the presence and
significance of archaeology across the site.

Habitats/Ecology/Biodiversity

In terms of ecology, there are no particular ecological sensitivities on the site itself.
Natural England and KCC biodiversity team have not raised objections to the scheme
based upon ecological impacts within the site. In environmental terms, the proposal
incorporates a significant proportion of natural green space (in excess of Sha) which has
the potential to make a meaningful improvement to biodiversity in the area, whilst
providing a series of green corridors and amenity spaces. There is recommendation by
KCC biodiversity that the large recreation areas are created and managed long term to
provide enhancements to bio-diversity.

The site does lie within close proximity to European designated site (also referred to as
Natura 2000 sites) and therefore there is potential to affect it interest features. European
sites are afforded protection under the Conservation and Habitats and Species regulations
2010 (as amended the habitat Regulations) and there is a duty placed upon the
competent authority (in this case TDC) to have regard to the potential impact that a project
may have. Projects can only be permitted having ascertained that there will be no
adverse effect on integrity of the protected area, either alone or in combination with other
projects or plans.

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 SPA and RAMSAR have been identified. Evidence from annual survey work
looking at bird numbers has indicated that there is already some level of disturbance from
human recreational activity which has resulted in a decrease in levels and change in
distribution of bird activity across the site. In order to mitigate these affects a strategic
access management scheme is being developed in conjunction with adjoining authorities
which will feed into the current local plan process, this work is on-going and the evidence
base for it is currently being compiled. In advance of the results of this work and to
ensure that the impacts are adequately addressed as is required under Habitats Directive
an interim approach to mitigating the harm has been devised in conjunction with NE. The
strategy currently agreed is a scheme of wardening of the SPA to be funded by financial
contributions borne from development proposals. The applicant has proposed to mitigate
the impact of their development following the principles agreed with Natural England and
are offering to secure a contribution of £184 per applicable unit towards the ‘wardening’
scheme. This is proposed to be secured through s106 agreement. This mitigation
approach is considered appropriate to offset the impact of this development on bird
populations and therefore complies with the requirement of the Habitats Regulations.

Affordable Housing

The adopted Local Plan policy (H14) requires for the provision of 30% affordable housing
within any development of more than 14 units or over 0.5ha in area.



The applicants have proposed affordable housing in accordance with this policy
requirement totalling 30% across the site. The tenure and mix will also be in accordance
with policy requirements being proportionate to the mix of units across the site and split in
tenure 70% social rented and 30% shared ownership. They propose that the affordable
housing will be split across the three phases of the development, in favour of a lesser
amount (10%) in the first phase with 40% then being assigned to phases 2 and 3.

As such the proposed development would accord with policy H14 of the Thanet Local
Plan. The applicant has proposed that the affordable housing is provided with 10% in the
first phase and that a greater proportion be provided within the later two phases to make
up a total of 30% across the site in order to kick start the development. The Council's
adopted Supplementary Planning Document (SPD) ‘Developer Contributions’ states that
affordable housing should be shown in small clusters or pepper-potted. Whilst the
proposed affordable housing accords with policy H14 initial viability testing carried out as
part of the work on the emerging Local Plan has indicated that, at least in the short term,
viability is an issue for the Manston Green site, having regard to the relatively low
predicted sales values for the development. However, it is anticipated that the viability
position is likely to improve in the longer term. In the light of this evidence | consider that
there would be good justification for agreeing to the applicants request for the necessary
affordable housing to be provided within the later phases of development. This could also
encourage early delivery of the housing by increasing the viability of the first phase which
includes the provision of the primary school site.

Overall therefore, having regard to the particular circumstance that exist in relation to this
site, the fact that there is a pressing need for housing in Thanet | consider it appropriate to
be flexible with regard to the phasing of the affordable housing.

Members should also be aware that with any planning permission there is provision for
affordable housing to be either re-negotiated or an application be made to vary the S106
agreement. The applicant in this case has asked that the Council confirm by way of a
clause in the S106 agreement that it would be prepared to consider the overall affordable
housing requirement if viability evidence is presented at the time.  This request is
considered reasonable having regard to the particular circumstances relating to this
application. Any such request would be reported to planning committee for their
consideration and there would be no implied obligation on TDC to agree any such
amendment to the legal agreement, and separately, of course, the applicant has the legal
right to formally apply for a variation to the agreement at any time with there being the
right of appeal should this be refused by the Council.

Transport/Highways/Access

There have been extensive discussions involving Kent Highways Services with regard to
the transportation impacts of the development and further work has been undertaken to
support the transport assessment originally submitted. These discussions in part
contributed towards the applicants agreement to amend the proposal to omit the transport
interchange from the southern part of the site.



Proposals for the site include providing, as a matter for detailed consideration, a new
single carriageway by-pass link running alongside the western perimeter of the site. The
route will connect from the Lord of the Manor junction in the south, to a new roundabout
junction on Manston Road in the north and would see the replacement of the existing
roundabout and junction arrangements around Staner Hill. With this route in place Haine
Road will be closed to through traffic and downgraded through a S278 agreement under
the Highway Act with all existing traffic apart from buses being diverted around the new
by-pass. The downgrading of the Haine Road is proposed within the access parameter
plan, and the mechanism for the securing this including the timing of its closure to
coincide with the opening of the new link road is addressed within the Heads of terms

KCC have also stated that the development needs to mitigate its impact beyond the site
particularly in relation to additional traffic impact upon the Westwood area such that it
presents a ‘nil detriment effect. The applicant has agreed to provide a financial
contribution of £350,000 towards improvements suggested by KCC around the existing
Westwood network and which form part of an overall ‘Westwood Relief Strategy’ which is
currently being prepared by KCC. In particular the contribution has been ‘earmarked’ to
go towards the widening of the northbound approach between the Toby Carvery
roundabout and the Westwood Cross roundabout, the actual works may be subject to
change however dependent upon priorities at the time, but will be certainly be related to
this overall project. This contribution will be secured through legal agreement. KCC have
stated that this contribution would in their view adequately mitigate the effect of the
development on the Westwood Area.

In addition the applicant is proposing to upgrade the roundabout and junction at Manston
Road/Haine Road which would serve the north part of the site to provide a single higher
capacity roundabout thereby doing away with the existing right turn lane currently situated
just north of the roundabout. The approach would involve the construction of a single
higher capacity roundabout which KCC have confirmed they would favour as an approach
since it would improve traffic flow and relieve congestion particularly as currently
experienced at peak times. They do consider that this will new highway arrangement will
need to be operational prior to the occupation of any dwellings due to the capacity issues
at this junction currently experienced, which indicate that further pressure on this junction
from any additional development would not appropriate. The applicant has confirmed that
they would fund the construction of this new roundabout to be completed prior to first
occupation, this will be subject of a S278 agreement under the Highway Act and the
timing will be defined within the S106.

Sustainability in terms of accessibility

In terms of sustainability, the site is located at the periphery of the urban area and there
are currently limited bus services in the local area, to enhance this facility the applicant is
proposing to contribute £400,000 towards to kick start a bus service to operate along the
Haine Road towards Westwood. The introduction of a bus service will enhance the
sustainability of the development. The site layout provides good pedestrian and cycle
linkages throughout the development itself and through connections to existing routes
which go beyond the site. The proposal also involves realigning the exiting footpath TR29
which currently runs just beyond the northern boundary so that it follows the new
pedestrian route through the development, this will enhance the quality of the route by



increasing overlooking of it, it will also will also connect into a new pedestrian link to
Auckland Avenue which is proposed enabling an alternative off road route to the wider
area.

Car and cycle Parking

The parking provision for cars and cycles will be in accordance with Kent Design
Standards, and KCC are agreeable to this approach. The details of this will form part of
the reserved matters application. As such, the site location is considered to accord to the
relevant Local, Regional and Central Government Policy Guidelines in terms of being in a
suitable location and accessible by modes other than the private car.

Noise and Vibration

The impacts of noise on the future living conditions of the occupants of the development
will be a material planning consideration.

The most relevant noise impact is likely to be that of noise sustained by further occupiers
of the development, the most notable noise sources which could affect residents of this
development will be Manston Airport and the nearby road noise including that of the
proposed link road to the western edge of the development site,

Airport noise

In terms of airport noise, as members will be aware the airport is currently closed and its
future is still uncertain. Nonetheless it is necessary to assume that the airport could be
operational again in the future, and to therefore have regard to the potential impacts upon
the living conditions of future residents from the noise of aircraft.

The applicants as part of their Environmental Statement work have undertaken a noise
and vibration assessment based upon a review of existing evidence of the operation at the
airport prior to its closure which included undertaking noise surveys from points around
the site. They have considered the impact of airport operations using the latest accepted
prediction of existing and foreseeable ground noise measurement of aircraft noise
available evidence and their own survey work. The methodology used is in line with the
policy requirements of EP7. Furthermore, the Environment Health Officer has pointed out
that it would be difficult for the applicant to devise a strategy to show what the potential
future impacts of the airport would be should it reopen and therefore the information
provided with this application is considered to be appropriate.

Policy EP7 of the adopted Local Plan includes the noise exposure categories for
developments which are likely to be affected by aircraft noise. In this case the noise
contour plan which informs policy EP7 shows that a significant part of developable area
(excluding the north parcel which falls within NEC A and is therefore not impacted by
aircraft noise) falls within the NEC B category where predicated aircraft noise will be
between 57-63DB(A) (daytime), based upon average noise levels during the daytime
hours. This means that the residential development will be affected by aircraft noise, and
this impact will need to be taken into account in determining this planning application.
However, the policy states that this will not necessarily preclude development in principle,



and that it may be appropriate to apply planning conditions which would ensure an
adequate level of protection against noise is secured through sound insulation to the

buildings.

It is recognised that the survey shows that there may be individual instances during the
night when aircraft noise could exceed the levels commensurate with NEC B, however,
having regard to the advice of the Councils EHO, | consider that these occasional events
would not justify refusal under Policy EP7.

Overall the results of the applicants survey is consistent with the noise contours shown
within Thanet Local Plan which indicates that the majority of the site will fall within NEC B
and therefore, in principle, the site is considered acceptable for housing development
subject to mitigation measures being incorporated within the design of the building to
minimise the noise effects. These mitigation measures can be secured by planning
condition.

Road noise

The majority of the development will be located along newly created roads or off of
established local road network within these cases the noise levels will be typical of those
found in many housing developments in and around urban areas, and would not be
considered to be likely to result in adverse noise impacts, However due to the new road
proposals involving a link road around the western edge there will be a level of road noise
introduced which could potentially affect residents in particular in the western part of the
site. The applicant is proposing to mitigate the impacts of this by creating a noise barrier
in the form of a raised bund along the western boundary. The Environmental Health
Officer has reviewed the applicants proposals and is satisfied that the mitigation approach
put forward would secure an acceptable level of attenuation against road noise and
protect the amenity of future occupiers.

Flood Risk and drainage

The NPPF requires local authorities to adopt a proactive strategy to mitigate and adapt to
climate change, taking account of flood risk and coastal change. The NPPF steers
development away from areas which experience flood risk and where development is
proposed in an area known to be at risk of flooding the sequential text is applied.

In this case the site does not lie within an area identified by the Environment Agency flood
risk maps as an area susceptible to flooding. However the site does lie within 50 metres
of a principal aquifer and within groundwater protection zones (SPZ 1 and 2). As such
careful consideration of groundwater protection and potential for pollution will be needed,
and this will also influence the options available for drainage of the site since infiltration of
the ground water will be restricted.

Surface and foul water drainage
The NPPF promotes the use of sustainable Drainage Systems SUDS and states that local

planning authorities should prevent both new and existing developments from contributing
to, or being put at unacceptable risk of water pollution.



The application includes a section within the Environmental Statement and DAS which
deals with drainage aspects associated with the site and includes details of the constraints
regarding available drainage options.

Much of the site has limited possibilities for ground infiltration due to its proximity to the
SPZ associated with a public water aquifer. As such the applicant has opted for a range
of SUDS methods to manage surface water run-off and protect water quality included
amongst these area; filter swales and strips, rainwater harvesting systems, rain gardens
and tanked systems, the methods will involve the surface water being collected and
channelled through pipes into the existing foul and surface water disposal network In
addition, the chosen methods also take account of the need to avoid SUDS devices that
are likely to attract birds for examples ponds, basins wetlands because of the proximity to
the airport and potential for birdstrike. These methods can be secured by appropriate
planning conditions.

The Environment Agency has considered the proposals including the methods for SUDS
and have confirmed that they have no objection to the methods in principle subject a
variety of Planning conditions designed to ensure that groundwater is protected.

In respect of foul and surface water disposal Southern Water have confirmed that there is
currently inadequate capacity in the local network to provide foul and surface water
disposal to the development. However the applicant has entered into an agreement for
the necessary off-site improvements to be constructed. As such Southern Water has
confirmed they have no objection to the proposal.

The applicant is proposing to submit a Construction Environment Management Plan for
agreement at reserved matters stage, the purpose of which will be to prescribe a method
to control construction activities, including surface water management during construction
to ensure that procedures followed and methods adopted during the construction phase of
the development will avoid the potential for any surface water infiltration and consequent
environmental effects.

Retail

A small retail unit is proposed which would serve the day to day needs of residents within
the development and therefore positively contributes to the sustainability of the
development.

Community Infrastructure

The applicant has submitted a draft Heads of Terms following discussions with Officers.
As with any planning application, the requests for financial contributions needs to be
scrutinised in accordance with Regulation 122 of the Community Infrastructure
Regulations 2010(which were amended in 2014). These stipulate that an obligation can
only be a reason for granting planning permission if it meets the following criteria:

Itis:



(a) Necessary to make the development acceptable in planning terms;
(a) Directly related to the development; and
(b) Fairly and reasonably related in scale and kind to the development.

The following outline the financial contributions that have been sought by Kent County
Council, NHS Primary Care Trust and Thanet District Council to mitigate the impact of the
development upon services, these contributions are all for specific capital projects which
have been identified and assessed by Officers to comply with the regulations as
amended.

Education

Kent County Council in it capacity as education provider, has a duty to ensure that
adequate school places are provided to accommodate current and future projections for
primary school needs.

The scheme incorporates the land required to allow for the provision of a 2 form entry
primary school, and a contribution totalling £4,486,400 towards the build costs of a one
form entry primary school, the site area secured of 2.05ha would allow for expansion if the
school to a 2 form entry if this is required by KCC in the future. This would meet the
needs of both the development itself, and to satisfy a proportion of the shortfall in school
places in the local area (the Kent County Council ‘Commissioning Plan for Education
Provision 2012 — 2017’ states that at least an additional two forms of entry are required in
the short term to address current shortages at Key Stage 1 level). KCC are satisfied with
the proposed level of provision and site area.

Health Care Provision

The NHS Property Services have identified that the development would increase the
demand on local primary and community health care services. To ensure that the
development would adequately mitigate its impact upon these services NHS property
Services are seeking a financial contribution towards improvements to a number of
surgeries located within a 2 mile radius of the site.

The surgeries identified include:

Newington Road Surgery
Summerhill Surgery
Dashwood Medical Centre
St Peters Surgery
Mocketts Wood Surgery

This contribution sought is based upon an established NHS Kent and Medway formulae
for calculation based upon a set figure of £360 per person calculated upon an assumed
occupancy rate of 2.34 persons per household, for the 785 units proposed this would
result in a total contribution figure of £678,240. NHS Property Services have confirmed
that this money will be directly related to supporting the improvements within primary care



at the surgeries and will be used to fund capital projects by way of extension,
refurbishment and/or upgrade in order to provide the required capacity.

Public open space

The proposals include formal and informal public open space, including equipped play
areas within the site in accordance with the policy requirement. Furthermore, a
contribution of £21,000 has been proposed for works to upgrade the existing facilities at
Warre Road Recreation Ground. The application also provide for a larger area of amenity
land to the south and west of the proposed housing.

Libraries

Contribution is to be used towards providing new book stock at Newington Library which is
situated at Marlowe Academy over 3 years. This will require 2 x standard book display
units , 2 x moveable book display units and 1 x picture book display unit in order to
accommodate the additional book stock. Capital works and appropriate adjustments will
have to be undertaken to house the book stock and display units within the existing library
space. This project has a total cost of £45,240.

Adult Social Care

Contribution to be used towards capital works and enhancements at the Monkton Nature
Reserve hall which is used by the Good Day Programme as a satellite hub for people with
learning disabilities as a resource for them to engage in outdoor activity. Works required
to bring the building up to the specified standards of the service include providing
changing places and accessible toilet facilities that are appropriate for wheelchair users,
electricity installation to allow for interactive learning and access adjustments to the
building for wheelchair users. Total project cost of £73,000.

Community Learning

Contribution is to be used towards providing capital works and enhancing facilities at
Broadstairs Memorial Hall in order to meet suitable standards for use by Adult Learning
classes. The works are required to be undertaken in order to meet the increased demand
generated from the development. Works to be conducted include; repairing the roof of the
main block of the building and considerable works to be able to provide access to all users
which includes replacing external doors and providing ramps to enable access for
wheelchair users. The total cost for the enhancements of the existing facilities in order to
meet the required standard is £36,090.

Community Hall

The proposal also incorporates a new community hall which, the applicants have
confirmed, can be made available for adult education, evening classes, as well as the
normal range of community uses that one would associate with such a facility. KCC have
indicated that they would not require the community hall in light of the contributions
towards projects identified by them above and which would mitigate the impact of the
development by contributing financially. Therefore no obligation is to be placed on the
developer to provide this facility at this time. However to ensure that the position is open



to review at later point the developer has proposed a marketng strategy within the Heads
of Terms so this can be revisted.

Conclusion

In considering whether the development constitutes sustainable development in
accordance with the NPPF, this report has set out and evaluated the material
considerations, including the impacts on the heritage assets, loss of best and most
versatile agricultural land and the impact on the landscape. Overall, the proposed
development would provide housing that is required in Thanet and the necessary
infrastructure including a new school, provision for GP's and highways improvements to
support it. | therefore consider that, subject to appropriate mitigation measures being
secured through a S106 agreement and safeguarding conditions, the balance of
considerations in this case weighs in favour of granting planning permission.

As such it is recommended that outline planning permission be delegated to the Planning
Manager to grant subject to the imposition of appropriate safeguarding conditions, and
subject to a Section 106 Agreement requiring that the applicant or their successors in title
commit to the following:

e The provision of 30% affordable housing across the site;
The provision of land for a primary school, together with a financial contribution
towards the construction of the school;

e Financial contribution towards mitigating impact from the development on local

health care provision;

Provision of and financial contribution towards off site highway infrastructure

works;

Provision and on-going management of public open space;

Financial contributions towards wardening of the Pegwell Bay Special Protection

Area;

Financial contribution towards renovation of Grade II* listed tithe barn

o Financial contributions towards libraries, community learning, adult social services,
and play area. The latter contribution to be used for improvements to at Warre
Recreation Ground.



Title: OL/TH/14/0050 - Land east and west of Haine Road, Ramsgate

Project name:

Notes:

Scale: 1:7,500
Author:

St Steplnos

Golf Courea Manston
)| Golf Centra
kﬁ-- L . -

" Lard of the Manoe
Roundabout

Ace SuneyI90018261

v e
I '
own.gopyTight and datgﬁgas?q l'

)

12015 drd
Bottom

Legend



SUTIORZN ey

HO_wwtmea  unouny pue esn pUET)- | UGl JejeuReiRd

ELOTL00  mmg

i -

= qop 08 Ryl

NOIS3a MIAUA IAvd Pey SUEH ‘UBAI) UTISUEN

L L ™
azl 2102 aolrie L

dT1 pue aboo
NOD ALD2 NOGNOT
LIEDUS NOLLNG LVRID 25T gy
inﬂN“ st ool [
e | 9%y | (T | eI
88 9 X4 6505C S
63T TET 14°] O¥9ES 14
149 0t L4 SEVTY €
661 6€T 9's 8¥e9s <
09T TTT 4 gTESY 1
[ 333 i eH bsy |9018g
eH/Q A115u3(] [EQUSPISDY SSOID
ol ABMUBIH 21921805 |
oTo 3Qua) Alunwwo)
S0°C Jooyss
el aneds uadQ dlignd
FAN <4 S\ Ul ealy [eRu3pisay
eH
junoury
eale sbeurelp pesodaid pue

s6y Butpue; wodsfe (peuetar) Supspe elepowiLLiooe 0} eary Z
egue) uogejeldisi] feafbojoeryaly / equen Aunwiwoe) .
aoeds usdo ojelens -

fooyos Amwig -

(Aeyd 3o seary [£007 VHI"0 Buipnous)
eale [efuapissy

VHL 6V Bate uogeoaddy D

i—




OL/TH/14/0050 — Land east and west of Haine Road, Ramsgate




