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28 July 2021

APPLICANT: Williams Group Ltd

DEVELOPMENT TYPE: Large Maj Dwellings

APPLICATION 20/506064/FULL

REFERENCE:

PROPOSAL: Demolition of existing vehicle workshops and erection
of 10 No. dwellings and 1 No. commercial office
building with associated access roads, parking,
landscaping, drainage and utilising existing access.

ADDRESS: Culls Farm , Dean Street, East Farleigh, ME15 OPS

The Council hereby GRANTS permission/consent for the proposal referred to above subject to
the following Condition(s):

(1) The development hereby permitted shall be begun before the expiration of three years
from the date of this permission;

Reason: In accordance with the provisions of Section 91 of the Town and Country
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004.

MKPS - Working in Partnership with: Maidstone Borough Council

Please Note: All planning related correspondence for MBC should be sent to:

Mid Kent Planning Support, Maidstone House, King Street, Maidstone ME15 6JQ
Email: planningsupport@midkent.gov.uk

Access planning services online at: www.maidstone.gov.uk; or submit an application via
www.planningportal.co.uk



The development hereby permitted shall be carried out in accordance with the following
drawings: 5990-PD 01 A Site Location Plan ; 5990-PD 10 B Proposed Site

Plan ; 5990-PD 15 B Plot 1 Proposed Plans, Elevations & Sections ; 5990-PD 17 A Plots
2 & 3 Proposed Plans, Elevations ; 5990-PD 19 Plots 4 & 5 Proposed Plans

Elevations Section ; 5990-PD 21 A Plot 6 Proposed Plans, Elevations & Sections ; 5990-
PD 23 Plots 7, 8 & 9 Proposed Plans Elevations Section ; 5990-PD 25 B Plot

10 Proposed Plans, Elevations & Sections ; 5990- PD 27 B Plot 11 Proposed Plans,
Elevations & Sections ; 5990-PD 30 B Proposed Sections - Sheet 1 ; 5990-PD 31 B
Proposed Sections - Sheet 2 ; 5990-PD 35 Proposed Shed Plans Elevations ; 5990- PD
36 Proposed Bin Store Plans Elevations ; 5990-PD 38 A Plots 10 & 11 Garage
Proposed Plans & Elevations ; 5990-PD 39 A Plot 06 Garage Proposed Plans &
Elevations;

Reason: For the avoidance of doubt

Other than essential demolition to allow further site investigation for b), the development
hereby permitted shall not be commenced 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:

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

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

site.

c) A remediation method statement (RMS) based on the site investigation results and
the detailed risk assessment. This should give full details of the remediation

measures required and how they are to be undertaken. The RMS should also include a
verification plan to detail the data that will be collected in order to demonstrate that the
works set out in the RMS are complete and identifying any requirements for longer-term
monitoring of pollutant linkages, maintenance and arrangements for contingency action.

Reason: To avoid pollution and harm to health. These details are required prior to the
commencement of the development as they form an intrinsic part of the

proposal, the approval of which cannot be disaggregated from the carrying out of the
rest of the development

The development hereby permitted shall not be commenced 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:

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

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

c) A remediation method statement (RMS) based on the site investigation results and
the detailed risk assessment. This should give full details of the remediation measures
required and how they are to be undertaken. The RMS should also include a verification



plan to detail the data that will be collected in order to demonstrate that the works set out
in the RMS are complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.

Reason: To avoid pollution and harm to health. These details are required prior to the
commencement of the development as they form an intrinsic part of the proposal, the
approval of which cannot be disaggregated from the carrying out of the rest of the
development.

Prior to occupation of the development, a verification report demonstrating completion of
the works set out in the approved remediation strategy and the effectiveness of the
remediation shall be submitted to and approved 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 any plan (a "long-term monitoring and maintenance plan") for
longer-term monitoring of pollutant linkages, maintenance and arrangements for
contingency action, as identified in the verification plan, if appropriate, and for the
reporting of this to the LPA. Any long-term monitoring and maintenance plan shall be
implemented as approved.

Reason: Should remediation be deemed necessary, the applicant should demonstrate
that any remedial measures have been undertaken as agreed and the environmental
risks have been satisfactorily managed so that the site is deemed suitable for use.

If, during development, contamination not previously identified is found to be present at
the site then no further development (unless otherwise agreed in writing with the LPA)
shall be carried out until the developer has submitted, and obtained written approval
from the LPA for, a remediation strategy detailing how this unsuspected contamination
shall be dealt with. The remediation strategy shall be implemented as approved, verified
and reported to the satisfaction of the LPA.

Reason: There is always the potential for unexpected contamination to be identified
during development groundworks.

Development shall not begin until a detailed sustainable surface water drainage scheme
for the site has been submitted to and approved the local planning authority. The
detailed drainage scheme shall be based upon the Drainage Strategy and Maintenance
Requirements Rev A prepared by Hodel dated 24 February 2021 and shall demonstrate
that the surface water generated by this development (for all rainfall durations and
intensities up to and including the climate change adjusted critical 100 year storm) can
be accommodated and disposed of without increase to flood risk on or off-site. The
drainage scheme shall also demonstrate (with reference to published guidance):

o that silt and pollutants resulting from the site use can be adequately managed to
ensure there is no pollution risk to receiving waters.

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

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

No building hereby permitted shall be occupied until a Verification Report, pertaining to
the surface water drainage system and prepared by a suitably competent person, has
been submitted to and approved by the Local Planning Authority. The Report shall
demonstrate that the drainage system constructed is consistent with that which was
approved. The Report shall contain information and evidence (including photographs) of
details and locations of inlets, outlets and control structures; landscape plans; full as built
drawings; information pertinent to the installation of those items identified on the critical
drainage assets drawing; and, the submission of an operation and maintenance manual
for the sustainable drainage scheme as constructed.

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

Where infiltration is to be used to manage the surface water from the development
hereby permitted, it will only be allowed within those parts of the site where information
is submitted to demonstrate to the Local Planning Authority's satisfaction that there is no
resultant unacceptable risk to controlled waters and/or ground stability. The development
shall only then be carried out in accordance with the approved details.

Reason: To protect vulnerable groundwater resources and ensure compliance with the
National Planning Policy Framework.

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

Reason: To prevent pollution of groundwater.

The office building shall be used as offices as a primary land use and for no other
purpose (including any other purpose in Class E of the Schedule 2 of the Town and
Country Planning (Use Classes) Order 1987 or permitted under the provisions of the
Town and Country Planning (General Permitted Development) (England) Order 2015 or
any statutory instrument revoking and re-enacting those Orders with or without
modification).

Reason: To allow control of the use of the building to safeguard the character,
appearance and functioning of the surrounding area and/or residential amenities.
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Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (or any order revoking and re-enacting that Order with or
without modification) no development to any dwelling hereby permitted within Schedule
2, Part 1, Classes A-H (inclusive) to that Order shall be carried out.

Reason: To safeguard the character, appearance and functioning of the surrounding
area.

Before the development hereby permitted is first occupied, the proposed window to the
first floor east elevation of plot 11 shall be obscure glazed and shall subsequently be
maintained as such to the satisfaction of the local planning authority;

Reason: To prevent overlooking of adjoining properties.

The construction of the dwellings shall not commence above slab level until written
details and photographs of samples of the materials to be used in the construction of the
external surfaces of the buildings hereby permitted have been submitted to and
approved by the Local Planning Authority. These shall include coursed ragstone, timber
weatherboarding, clay hanging tiles, clay roof tiles and slate or recycled slate roof tiles.
The development shall be constructed using the approved materials.

Reason: To ensure a satisfactory appearance to the development.

The development hereby approved shall not commence above slab level until sample
panels of ragstone demonstrating the colour, texture, bond and pointing of the mortar
have been constructed on site which shall be approved by the Local Planning Authority.
The development shall be carried out in accordance with the approved details. The
sample panels shall be retained on site until development using the relevant material is
completed.

Reason: To ensure the quality of the development is maintained.

The development hereby approved shall not commence above slab level until sample
panels of ragstone demonstrating the colour, texture, bond and pointing of the mortar
have been constructed on site which shall be approved by the Local Planning Authority.
The development shall be carried out in accordance with the approved details. The
sample panels shall be retained on site until development using the relevant material is
completed.

Reason: To ensure the quality of the development is maintained.

Above ground construction work on the approved buildings shall not commence until full
details of the following matters in the form of large scale drawings (at least 1:20 scale)
have been submitted to and approved in writing by the Local Planning Authority:

a) External windows and doors

b) Details of eaves and gables

c¢) Details of door and window headers and cills.

d) Details of roof hips and ridges.

e) Details of dormer windows
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The development shall be carried out in accordance with the approved details.
Reason: To ensure a high quality appearance

The development hereby approved shall not commence above slab level until details of
roadways and hard landscape works have been submitted to and approved in writing by
the local planning authority and the development shall be carried out in accordance with
the approved details before the first occupation of the buildings.

Reason: To ensure a satisfactory appearance to the development

All existing trees and hedges on and immediately adjoining the site shall be retained,
unless identified on the approved site plan as being removed, except if the Local
Planning Authority gives prior written consent to any variation. All trees and hedges
shall be protected from damage in accordance with the current edition of BS5837 and in
accordance with the Tree Survey by "kps" hereby approved. Any trees or hedges
removed, damaged or pruned such that their long term amenity value has been
adversely affected shall be replaced as soon as is reasonably practicable and, in any
case, by not later than the end of the first available planting season, with plants of such
size and species and in such positions to mitigate the loss as agreed in writing with the
Local Planning Authority.

Reason: In the interests of landscape, visual impact and amenity of the area and to
ensure a satisfactory appearance to the development

Notwithstanding drawing KEN2071 Fig 4 Rev E, the development hereby approved shall
not commence above slab level until a landscape scheme designed in accordance with
the principles of the Council's Landscape Character Guidance has been submitted to
and approved in writing by the local planning authority. The scheme shall show all
existing trees, hedges and blocks of landscaping on and immediately adjacent to the site
and indicate whether they are to be retained or removed, provide details of on-site
replacement planting to mitigate any loss of amenity and biodiversity value together with
the location of any habitat piles and include a planting specification, a programme of
implementation and a 5 year management plan. The landscape scheme shall specifically
address the need to provide screening of the boundaries.

Reason: In the interests of landscape, visual impact and amenity of the area and to
ensure a satisfactory appearance to the development.

The approved landscape details shall be carried out during the first planting season
(October to February) following first occupation of the development. Any seeding or
turfing which fails to establish or any trees or plants which, within five years from the first
occupation die or become so seriously damaged or diseased that their long term
amenity value has been adversely affected shall be replaced in the next planting season
with plants of the same species and size as detailed in the approved landscape scheme
unless the local planning authority gives written consent to any variation.

Reason: In the interests of landscape, visual impact and amenity of the area and to
ensure a satisfactory appearance to the development.
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Notwithstanding drawing KEN2071 Fig 4 Rev E, construction shall not commence above
roof plate level until details of all fencing, walling and other boundary treatments have
been submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved details before the first
occupation and retained thereafter.

Reason: To ensure a satisfactory appearance to the development and in the interests of
residential amenity.

The development shall not commence above slab level until details of how decentralised
and renewable or low-carbon sources of energy will be incorporated

into the development hereby approved have been submitted to and approved by the
local planning authority. Measures shall include:

-Rapid EV charging points to each dwelling

-Active EV charging (of 22kW or faster) to the office building parking

-Details of number and location of Air Source Heat Pumps

-Investigation as to the provision of solar PV of a type compatible with the design of the
scheme.

The approved details shall be installed prior to first occupation and maintained
thereafter. If any PV panels are installed and are or become defective, they shall be
replaced as soon as is reasonably practicable.

Reason: In the interests of sustainable and energy efficient form of development

Plots 2 and 3 shall not be occupied until pedestrian visibility splays to their parking areas
of 2m x 2m with no obstruction over 1.0m have been be provided and shall be
subsequently retained.

Reason: In the interests of highway safety.

The approved details of the access road shall be completed before the commencement
of the use of buildings hereby permitted. The approved sight lines to Dean Street on
5990-PD 01 A "Site Location Plan" shall be retained free of all obstruction to visibility
above 1.0 metres thereafter.

Reason: In the interests of highway safety.

The approved details of the cycle parking and the vehicle parking/turning areas shall be
completed before the commencement of the use of the land or buildings hereby
permitted and shall thereafter be kept available for such use. No development, whether
permitted by the Town and Country Planning (General Permitted Development)
(England ) Order 2015 (or any order revoking and re-enacting that Order, with or without
modification) or not, shall be carried out on the areas indicated or in such a position as to
preclude vehicular access to them.

Reason: Development without adequate parking/turning provision is likely to lead to
parking inconvenient to other road users and in the interests of road safety.

Prior to occupation, a lighting design plan for biodiversity should be submitted to and
approved by the Local Planning Authority. The plan will show the type and locations of
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external lighting, demonstrating that areas to be lit will not disturb bat activity. All external
lighting will be installed in accordance with the specifications and locations set out in the
plan and will be maintained thereafter. This scheme shall take note of and refer to the
Institute of Lighting Engineers Guidance Notes for the Reduction of Obtrusive Lighting,
GNO1, dated 2005 (and any subsequent revisions) and shall include a layout plan with
beam orientation and a schedule of light equipment proposed (luminaire type; mounting
height; aiming angles and luminaire profiles) and an ISO lux plan showing light spill. No
lighting shall be installed except in accordance with the approved scheme which shall be
retained and operated in accordance with the approved scheme.

Reason: In the interests of biodiversity and rural amenity.

The development hereby approved shall not commence above slab level until details of
a scheme for biodiversity net gain of at least 10% on the site have been submitted to
and approved in writing by the Local Planning Authority. The scheme shall consist of the
enhancement of biodiversity through integrated methods (such as swift bricks, bat tubes
and bee bricks) and through the provision within the site (such as bird boxes, bat boxes,
bug hotels, log piles, wildflower planting and native hedgerow corridors) and use of
hedgehog friendly boundary treatments. The development shall be implemented in
accordance with the approved details prior to first occupation and all features shall be
retained thereafter.

Reason: To enhance the ecology and biodiversity on the site.

Informative(s):

(1)

The proposed development is CIL liable. The Council adopted a Community
Infrastructure Levy on 25th October 2017 and began charging on all CIL liable
applications approved on and from 1st October 2018. The actual amount of CIL can only
be confirmed once all the relevant forms have been submitted and relevant details have
been assessed and approved. Any relief claimed will be assessed at the time planning
permission is granted or shortly after.

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. Breeding bird habitat is present on
the application site and assumed to contain nesting birds between 1st March and 31st
August, unless a recent survey has been undertaken by a competent ecologist and has
shown that nesting birds are not present.

Environment Agency advise that 'Preliminary Geo-Environmental Site Investigation
Report' by SEC Ltd (reference 3199 19 08 09 Rpt 01 Rev 02 ES RR dated 14th August
2019). noted that not all areas of the site could be investigated due to operational
constraints, and a supplementary post-demolition investigation was recommended. Four
above ground hydrocarbon storage tanks also require appropriate decommissioning and
removal.

The developer should be aware of the potential risks associated with the use of piling
where contamination is an issue. Piling or other penetrative methods of foundation



design on contaminated sites can potentially result in unacceptable risks to underlying
groundwaters. We recommend that where soil contamination is present, a risk
assessment is carried out in accordance with our guidance 'Piling into Contaminated
Sites'. We will not permit piling activities on parts of a site where an unacceptable risk is
posed to Controlled Waters.

(5) It is the responsibility of the applicant to ensure , before the development hereby
approved is commenced, that all necessary highway approvals and consents where
required are obtained and that the limits of highway boundary are clearly established in
order to avoid any enforcement action being taken by the Highway Authority. Across the
county there are pieces of land next to private homes and gardens that do not look like
roads or pavements but are actually part of the road. This is called 'highway land'. Some
of this land is owned by The Kent County Council (KCC) whilst some are owned by third
party owners. Irrespective of the ownership, this land may have 'highway rights' over the
topsoil. Information about how to clarify the highway boundary can be found at
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-
boundary-enquiries. The applicant must also ensure that the details shown on the
approved plans agree in every aspect with those approved under such legislation and
common law. It is therefore important for the applicant to contact KCC Highways and
Transportation to progress this aspect of the works prior to commencement on site.

(6) The buildings being demolished should be checked for the presence of asbestos and
any found should only be removed by a licensed contractor.

(7) No demolition/construction activities shall take place, other than between 0700 to 1900
hours (Monday to Friday) and 0700 to 1300 hours (Saturday) with no
working activities on Sundays, Bank or Public Holidays.

(8) You are advised that wheel washing and dust mitigation should be carried out during the
construction period.

(9) You are advised to contact the Parish Council with regard to routing of construction
traffic.

The Council’s approach to this application:

In accordance with paragraph 38 of the National Planning Policy Framework (NPPF), February
2019 the Council takes a positive and proactive approach to development proposals focused on
solutions. We work with applicants/agents in a positive and creative way by offering a pre-
application advice service, where possible, suggesting solutions to secure a successful outcome
and as appropriate, updating applicants / agents of any issues that may arise in the processing
of their application.

In this instance:

The applicant/agent was advised of minor changes required to the application and these were
agreed.

The applicant/agent was provided with formal pre-application advice.



The application was considered by the Planning Committee where the applicant/agent had the
opportunity to speak to the Committee and promote the application.

If your decision includes conditions that need to be discharged, please be advised that there is a
separate application process to discharge them which includes a fee. For more information on
this please visit https://www.planningportal.co.uk/info/200126/applications/60/consent_types/12
and to submit an application for approval of details (discharge conditions) please use this link
https://www.planningportal.co.uk/applications

A [T

Rob Jarman
Head of Planning Services
Maidstone Borough Council

Please be advised that irrespective of whether your proposal requires planning
permission or not, it may still require Building Regulation Approval. For more
information on this please visit our website https://www.maidstone.gov.uk/home/primary-
services/planning-and-building/primary-areas/building-control

IMPORTANT - YOUR ATTENTION IS DRAWN TO THE ATTACHED NOTES


https://www.maidstone.gov.uk/home/primary-services/planning-and-building/primary-areas/building-control
https://www.maidstone.gov.uk/home/primary-services/planning-and-building/primary-areas/building-control

NOTIFICATION TO APPLICANT FOLLOWING REFUSAL OF PERMISSION OR GRANT OF
PERMISSION SUBJECT TO CONDITIONS

This decision does not give approval or consent that may be required under any act, bylaw,
order or regulation other than Section 57 of the Town and Country Planning Act 1990.

Appeals to the Secretary of State

If you are aggrieved by the decision of your local planning authority (LPA) to refuse permission
for the proposed development, or to grant it subject to Conditions, then you can appeal to the
Secretary of State (SoS) under Section 78 of the Town and Country Planning Act 1990. Please
see “Development Type” on page 1 of the decision notice to identify which type of appeal
is relevant.

e If this is a decision on a planning application relating to the same or substantially the
same land and development as is already the subject of an enforcement notice and if
you want to appeal against the LPAs decision on your application, then you must do so
within 28 days of the date of this notice.

e |If an enforcement notice is served relating to the same or substantially the same land
and development as in your application and if you want to appeal against the LPA’s
decision on your application, then you must do so within 28 days of the date of service
of the enforcement notice, or within 6 months [12 weeks in the case of a householder
or minor commercial application decision] of the date of this notice, whichever period
expires earlier.

e If this is a decision to refuse planning permission for a Householder application or a
Minor Commercial application and you want to appeal the LPA’s decision, or any of the
conditions imposed, then you must do so within 12 weeks of the date of this notice.

¢ In all other cases, you will need to submit your appeal against the LPA’s decision, or any
of the conditions imposed, within 6 months of the date of this notice.

Appeals can be made online at: https://www.gov.uk/planning-inspectorate.
If you are unable to access the online appeal form, please contact the Planning Inspectorate to
obtain a paper copy of the appeal form on tel: 0303 444 5000.

If you intend to submit an appeal that you would like examined by inquiry then you must notify
the Local Planning Authority ( planningappeals@midkent.gov.uk ) and Planning Inspectorate

(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the appeal.

Further details are on GOV.UK.

The SoS can allow a longer period for giving notice of an appeal but will not normally be
prepared to use this power unless there are special circumstances which excuse the delay in
giving notice of appeal.

The SoS need not consider an appeal if it seems to the SoS that the LPA could not have
granted planning permission for the proposed development or could not have granted it without


https://www.gov.uk/planning-inspectorate
mailto:planningappeals@midkent.gov.uk
mailto:inquiryappeals@planninginspectorate.gov.uk
https://www.gov.uk/government/collections/casework-dealt-with-by-inquiries

the conditions they imposed, having regard to the statutory requirements, to the provisions of
any development order and to any directions given under a development order.



