
 

 

a) 23/00951–Approval of reserved matters relating to layout, scale, appearance, 
access and landscaping for 39 residential dwellings on phase 3 parcel 1, 
together with details for conditions 2, 21, 22, 24, 25, 35, 37, 38, 39 and 42 
pursuant to outline planning permission 19/00821 
 
Phase 3 Parcel 1 Land For Aylesham Village Expansion North Of Dorman 
Avenue North Aylesham 
 
Reason for report – Councillor call in (Reason given are access and highways safety 
and lack of adequate drainage information for the site). 
 

b) Summary of Recommendation 
 
Approve reserved matters 
 

c) Planning Policy and Guidance 
 
Core Strategy Policies (2010): CP1, DM1, DM5, DM11, DM13, DM15, DM16, DM17 
 
Aylesham Masterplan SPG (2015) 

 
Local Plan (2002) Saved policies: AY1, 2, 3, 7,10 & 11, CO8 
 
Submission Draft Dover District Local Plan – The Draft Dover District Local Plan is 
being examined. Following the Inspectors’ initial advisory letter, consultation on the 
Main Modifications commenced on 11 April 2024. Whilst that process is not complete 
and the final report has not been received, there is a high probability that policies will 
eventually be adopted as originally worded or as proposed to be modified. Therefore, 
having regard to paragraph 48 of the National Planning Policy Framework, they can 
generally be given a considerable amount of weight. There are no outstanding 
objections from the Inspectors to the Site’s inclusion. 
 
Emerging Policies SP1, SP2, SP3, SP5, SP11, SP13, SP14, SP15, CC2, CC4, CC6, 
CC8, PM1, PM2, PM3, PM4, PM6, H1, TI1, TI2, T13, NE1, NE2, NE5, HE1, HE3 

 
National Planning Policy Framework (NPPF) (2023): Paragraphs 7, 8, 11, 12, 48, 55, 
56, 57, 60, 63, 83, 96, 97, 104, 108, 114, 115, 116, 117, 123, 124, 128, 131, 135, 136, 
137, 139, 140, 157, 159, 162, 173, 180, 182, 186, 189, 190, 200, 201, 203, 205 
 

d) Relevant Planning History 
 

23/00980- Approval of reserved matters relating to layout, scale, appearance, access 
and landscaping for 39 residential dwellings on phase 3 parcel 1, together with details 
for conditions 24, 25, and 32 pursuant to outline planning permission 19/00821- 
Withdrawn 
 
19/00821- Section 73 application for variation and removal of conditions in relation to 
planning permission 15/00068. Variations in respect of 1 (amended drawings), 58 
(phasing), 62 (numbers of dwellings), 66 (design addendum), 68 (public realm 
management), 71 (Travel Plan), 72 (Village Traffic Impact Assessment), 73 (Junction 
Improvements), 82, (ecology), 83 (ecology), 84 (ecology), 85 (ecology), 95 
(allotments), 99 (playing pitch at Hill Crescent), 100 (surface water details), 112 ( sound 
insultation) 121(construction method statement). Removal of conditions 2-56 (Full 
Permision), 61 (sales marketing), 65 (live work units), 67 (phasing plan), 69 (public 
realm management), 70 (maximum number of vehicle parking), 74 (road details), 77 



 

 

(sight lines), 78(sight lines), 80 (underground services), 92 (earthworks), 103 
(soakaway suitability), 104 (code for sustainable homes), 105 ( BREEAM), 106 
(renewable energy statement), 107 (live work units), 108 (workforce scheme), 109 
(waste management plan), 110 (site environmental plan), 113 (traffic noise mitigation), 
122 (construction method statement) -Grant outline permission 
 
15/00068-Removal of conditions 40, 41 and 42 and variation of condition 43 (with 
provision made through a Planning Financial Contribution Agreement) of planning 
permission DOV/14/00338 (Section 73 application)- Grant Planning Permission 
 
14/01206 Variation of Conditions including 16, 48 and 85 of planning permission 
DOV/14/00338 (Section 73 application) for: A) A full application for residential 
development for 191 dwellings of which 53 units will be affordable; all associated works 
and infrastructure - Grant Planning Permission 
 
14/00338- Variation of Conditions 88,110 and 112 of planning permission 
DOV/13/00120 (application under Section 73) -Granted 
 
13/00120 - Variation of conditions including 1, 3, 5, 14, 15, 22, 24, 32, 34, 38, 45, 51, 
52, 56, 68, 76 and 77 of planning permission DOV/07/01081 (Section 73 application) 
and modification to legal agreements for: A) A full application for residential 
development- Grant Planning Permission 
 
08/01095 - Amendments to submitted scheme for : A) Outline consent for a residential 
development of up to 1210 dwellings, associated infrastructure and works, including 
new and enhanced sports and leisure grounds and facilities; new shops and 
apartments with alterations to existing shops and apartments; temporary construction 
access and compound areas an area of live work units, new and altered roads, parking 
facilities and traffic management within and nearby to Aylesham village and , B) A full 
application for residential development for 191 dwellings of which 20% will be 
affordable all associated works and infrastructure together with new shops and 
apartments, alterations and refurbishment to existing shops and apartments, 
landscaping to existing streets and public open spaces including the Market Square, 
the formation of new public open spaces, upgrade of sports pitch and provisions of 
changing facilities at Ratling Road, formation of squares and a strategic play area, 
traffic management schemes and new car parking areas, other landscaping works, 
temporary works and access, construction compounds and off-site highway works- 
Granted 
 
07/01081- A) A full application for residential development for 191 dwellings of which 
20% will be affordable; all associated works and infrastructure, together with new 
shops and apartments; alterations to existing shops and apartments; landscaping to 
existing st Grant Planning Permission 

 
Adjacent site- Phase 2A.1 And 2A.2, Aylesham Village Expansion 
 
20/00365- Approval of the reserved matters for the strategic Infrastructure Phase 2A.1, 
2A.2, 2A.3, 2A.4 and 3.1 including details for conditions 57, 88, 89, 90, 93, 100 and 
114 pursuant to permission DOV/15/00068 - Pending Consideration 

 
Consultee and Third Party Representations 
 
Representations can be found in the online planning file. A summary has been 
provided below: 

https://publicaccess.dover.gov.uk/online-applications/applicationDetails.do?previousCaseType=Application&keyVal=ZZZZQEFZMS006&previousCaseNumber=19%2F00821&activeTab=summary&previousKeyVal=PUGZTQFZFP400
https://publicaccess.dover.gov.uk/online-applications/applicationDetails.do?previousCaseType=Application&keyVal=ZZZZQEFZMS006&previousCaseNumber=19%2F00821&activeTab=summary&previousKeyVal=PUGZTQFZFP400
https://publicaccess.dover.gov.uk/online-applications/applicationDetails.do?previousCaseType=Application&keyVal=ZZZZQEFZMS006&previousCaseNumber=19%2F00821&activeTab=summary&previousKeyVal=PUGZTQFZFP400


 

 

Aylesham parish Council – Object for the following reasons (summarised): 

Initial consultation: 
 
• This phase is an independent application with no S106 Agreement.  
• The “informal play area” is adjacent to the highway.  
• Condition 20 of 19/00821 (Archaeology) remains outstanding for this phase and 

development should not commence until it has been addressed  
• The application needs more details of promotion of walking and cycle routes  
• The national Cycling Route has no additional provisions being made and joins 

Ratling Road which is narrow.  
• The transport statement (TS) states that the 89 bus goes from Dover- 

Canterbury, this is incorrect.  
• The TS discusses the ‘Supermarket’ situated in Aylesham, there are 

‘convenience shops’ such as the Co-Op and Londis, but these are not sufficient 
for the population size of the Parish. 

•  The TS (Para 2.6.2) states that “no collisions have occurred within the study 
area in the latest five year study year period.” This includes the junction with 
Ackholt Road, and the parish council dispute this statement.  

• The TS (Para 3.2.3) states “improvements will be made to Ratling Road as part 
of the wider development in the area and these include the widening of Ratling 
Road.” Does this include the new development area? 

• The TS (para 3.4.3) states that Electric Vehicle (EV) parking will be provided in 
line with the standards set out within the Building Regulations Part S- The Parish 
Council would like clarification if this is will be available on all properties given the 
plans to eradicate diesel vehicles by 2040?  

• The TS (para 4.1.5.a) states that applications for development should “Give 
priority first to pedestrian and cycle movements, both within the scheme and with 
neighbouring areas; and second – so far as possible – to facilitating access to 
high quality public transport, with layouts that maximise the catchment area for 
bus or other public transport services, and appropriate facilities that encourage 
public transport use;” The parish council feel that the development does not 
wholly comply with this.  

• The amount of open space is large, who is responsible for the maintenance of 
these areas? As the ‘wild meadow’ areas in other parts of the village do not work 
as intended. 

• At least 4 out of the 39 homes fully accessible, in compliance with accessible 
standards. 

• The parish support the PROW officer comment 
• Insufficient information submitted to recommend the discharge of condition 32 

related to the provision of a sustainable drainage scheme.  
 

Second consultation: 
 

• Inadequate highway proposals for the scale of the development along Ratling 
Road.  

• Impact on existing properties from both the new development and the existing 
infrastructure, notably on both sides of the railway bridge.  

• Current highway conditions, including poor lighting and lack of appropriate 
markings, exacerbate these concerns 

• The proposed pedestrian crossover from the new development into Aylesham 
Village has raised significant safety concerns, the proposed path is not the most 
direct route, potentially leading to individuals crossing the road near plots 35-37 



 

 

(southern end of site), which poses risks to pedestrians, especially with increased 
traffic anticipated  

• Lack of consideration that the developemnt will be situated along a National 
Cycle Route. The increased volume of cars resulting from the development poses 
safety concerns for cyclists, emphasising the need for appropriate measures to 
ensure the safety of all road users. 

• Lack of street lighting detail along Ratling Road and on the new development. 
The current poor lighting conditions pose risks to pedestrians, cyclists, and 
drivers.  

• Dissatisfaction with the ecological report accompanying the application, noting 
redacted information, duplicated paragraphs, and unclear maps. Moreover, the 
recent legal requirement for a 10% Net Gain in biodiversity necessitates an up-to-
date ecological survey.  

• Concerns also extend to the lack of consideration for the newly established 
reptile/nature reserve and the potential impact of the development on relocated 
wildlife. 

• The crash data response provided in the application inadequate, particularly 
regarding the reported number of crashes in the area over the past five years.  

• concerns arise from the current road conditions, including poor markings, high 
speeds, and existing businesses along the route, which need to be addressed in 
conjunction with the anticipated increase in traffic. 

 

Goodnestone parish Council – No comments. 

 
DDC Ecology- The Preliminary Ecological Appraisal – Phase 1 Survey report has 
been submitted by the applicant. There are several recommendations for further 
ecological surveys:  
• Ground level assessment of trees for roosting bats, potential need for emergence 

surveys (depending on outcomes of ground-level assessment). 
• Dormouse survey if scrub vegetation proposed for removal along the north-

eastern boundary (it is). 
• Reptile survey.  

 
There are also pre-commencement recommendations relating to badgers and to 
nesting birds. 

 
I am aware that outline planning permission 19/00821 has conditions 17, 18 and 19 
relating to ecological matters. Condition 17 does not relate to this phase of 
development (the reference in the wording to a Phase 3 report is prior to the 
reconfiguration of the phasing). Condition 19 restricts the removal of vegetation to 
outside of the bird breeding season, unless first agreed by DDC. 
 
Condition 18 provides for pre-commencement ecological survey, mitigation and 
management details for habitats and species. I advise though that, without further 
details of protected species presence, DDC is not able to address the potential 
ecological impacts in accordance with government guidance, and the applicant 
cannot demonstrate that they have applied the mitigation hierarchy to their design 
and layout proposals. I am also concerned that if any compensatory habitat is 
required in respect to protected species impacts, there is limited scope for this to be 
provided on-site, and any off-site habitat will need to be secured in a s106 
agreement. 
 



 

 

To ensure the applicant can demonstrably take account of any ecological constraints 
in their site design and layout, and to enable DDC to have regard to any potential 
ecological impacts in the decision, I advise that the recommended surveys for 
roosting bats, dormice and reptiles are sought from the applicant, with the results and 
any necessary mitigation proposals submitted to inform the determination of the 
application. I advise that further information relating to badgers and nesting birds is 
not necessary at this time. 

 
DDC Trees- I can confirm that I have no objections to the proposal provided that the 
recommendations set out in the Arboricultural Report/Tree Survey SA/2161/23 dated 
29/7/2023 and the Tree Protection Plan RR/TPP/2161-02 are strictly adhered to. 
 
DDC Housing- The proposed 30% affordable housing is a policy compliant level. There 
is a need and demand for affordable housing across the district. Due to the outline 
planning permission being granted prior to 28th December 2021 there is no 
requirement to provide First Homes. I would encourage the developer to contact with 
Registered Providers to ensure that one is identified to acquire the affordable 
properties. I can assist with this if they require any support. 
 
DDC Environmental Protection- The Geo-environmental investigation submitted (GES 
Ltd April 2023 Ref 13010) demonstrates no significant risk of soil or gas contamination 
on a previous agricultural field, which forms phase 3 parcel 1 of the wider Aylesham 
village expansion under outline 19/00821. I can therefore recommend discharge of 
conditions 37, 38, 39 and 42 as requested by this submission. I can also recommend 
discharge of conditions 41 and 42 due to the conclusions within the report. Based on 
their comment we have no concerns over contaminated land in relation to this 
application.  
 
While we have limited concerns over the light industrial unit and the social club our 
concern over the proximity to the railway line are enough to warrant comment. Given 
this we request a condition is added to any permission for a noise and vibration survey 
in relation to the railway line to be approved, including sound insultation measures and 
a vibration assessment. We are also concerned over any disturbance caused by the 
construction phase of the development. We therefore request a condition for a 
demolition and construction management plan (DCMP).  
 
DDC Refuse team-  No response 

 
DDC planning policy- The response below includes all requirements for open space 
and sports provision as set out in Local Plan Submission Reg 19 Policies PM3 and 
PM4, in addition to any other identified infrastructure requirements relevant to the 
location of the scheme.  
 
Open Space  

 
Allotments/Community Gardens £77.65  

 
Sports  

 
Playing Pitches (taken from Sport England Playing Pitch calculator):  
 
Natural Grass Pitches: Capital Cost £10,397 Lifecycle cost (per annum)  £1,998  
Artificial Grass Pitches: Capital Cost £4,509 Lifecycle cost (per annum) £119  

 
Sports Facilities (taken from Sport England Sport Facility calculator):  



 

 

 
Sports Halls £20,142  
Swimming Pools £22,153  

 
Strategic Highways Tariff  
 
Local Plan policy SP12 sets out the requirements for strategic highway mitigation. As 
set out in the IDP Theme 1 ED7 Infrastructure Delivery Plan July 2023 
(doverdistrictlocalplan.co.uk) there is a requirement for new development to make 
contributions towards mitigation proposed on the Strategic Highway Network at Duke 
of York and Whitfield Roundabouts. The tariff for the Aylesham area is set at £1260 
per dwelling due to the level of trips generated from new development on these 
junctions from this zone. The total requirement for this scheme is £49,140.  
 
Sustainable Travel  
 
Local Plan policy SP12 sets out the requirements for sustainable travel. Current S106 
for Aylesham Garden community requires contributions to additional bus services and 
trial of demand response service which has commenced. This proposal should 
contribute to the operating costs of this service.  
 
KCC Strategic Development and Place- Have requested the following financial 
contributions: 
 

Primary Education  
 

£211,096.86 Towards the expansion of primary schools 
in the Aylesham planning group 

Secondary 
Education  
 

£207,841.53 Towards the expansion of secondary 
schools in the Deal & Sandwich non-selective and Dover 
District selective planning groups 

Special Education 
Needs & 
Disabilities (SEND)  
 

£21,833.37 Towards the provision of additional SEND 
places and/or additional SEND facilities within Dover 
District to serve the needs of the development 

Community 
Learning and Skills  
 

£1,334.19 Towards additional equipment and resources 
for adult education centres serving the development, 
including outreach provision.  
 

Integrated 
Children’s Services  
 

£2,887.95 Towards additional equipment and resources 
for the Integrated Children’s Services in Dover District 
including outreach provision 

Library, 
Registrations and 
Archives Service  
 

£2,442.57 Towards additional resources, equipment and 
book stock (including reconfiguration of space) at local 
libraries serving the development including Aylesham 
Library and Dover Library 

Adult Social Care 
 

£7,054.32 Towards Specialist care accommodation, 
assistive technology systems and 3 equipment to adapt 
homes, adapting Community facilities, sensory facilities, 
and Changing Places within the District 



 

 

 All Homes built as Wheelchair Accessible & Adaptable 
Dwellings in accordance with Building Regs Part M 4 (2) 

Waste  £2,028.00 Towards Dover HWRC to increase capacity 

 
 

KCC Archaeology- Initial consultation: We have no specific comment to make on these 
details but note that the overarching outline consent includes a pre-commencement 
condition (20) relating to the site’s archaeological interest. As far as we are aware this 
condition remains outstanding for this phase and development should not commence 
until condition 20 has been addressed. 
 
Second consultation: The amendments include the submission of a Written Scheme 
of Investigation (WSI) for the archaeological evaluation of the proposed development 
parcel. The WSI was prepared on behalf of the applicant by SWAT Archaeology in 
response to Condition 20. I am happy to agree the submitted WSI and for the applicant 
to progress the proposed archaeological evaluation works. However, it would be 
premature to discharge the archaeological condition at this stage. This is because 
further archaeological measures may be required following the site’s evaluation. 
 
I suggest that we await a report on the evaluation works for this development parcel. 
Once the results of the evaluations are known I would then be able to advise you (a) 
whether further archaeological work is required following the evaluation and (b) if so, 
what the scope of such works might be. It is possible that no further archaeological 
work will be required following the evaluation and if this is the case then I would be 
happy to advise discharge of the condition on submission of an acceptable report 
detailing the results of the works. 
 
KCC Highways and Transportation- No objection, subject to specific conditions being 
imposed.  

 
Initial consultation: 
 
Made comments in relation to: 
 

• A new priority junction is proposed via Ratling Road, whereby a Stage 1 Road 
Safety Audit is required.  

• A plan showing the area intended to be offered for adoption is required. A 1 
metre service margin should be illustrated, including turning heads.  

• The location of the informal play area adjacent to the highway, which is likely 
to discourage use. 

• Detailed comments on parking layout. 
• Service vehicle tracking 
• Splays of 2.4 metres x 43 metres have been illustrated which is acceptable. 

While an ATC indicates the speeds are slightly lower, the 30mph speed splays 
have been provided. The splay to the south of the access appears to be 
obscured by vegetation. Details of any planting is required to ensure that there 
is no obstruction above 0.9 metres.  

• Internal visibility splays of 33 metres area required (assuming an internal speed 
of 20mph) 

• A stand alone CMP is required to be secured by way of a suitable condition to 
mitigate the impact on the local highway network. 

 
Second consultation:  



 

 

 
• An updated drawing must be provided to demonstrate for a refuse freighter. 
• I do not consider that the issue of pedestrian connectivity has been addressed 

adequately with this proposal. All residential developments should be well 
connected to surrounding sites and have a permeable layout.  

• The only indicated location for pedestrians to cross Ratling Road is to the north 
of the site, directly adjacent to a bend in Ratling Road. Taking account of the 
likely desire line for most pedestrians from the proposal site, this is too far north 
as a single point of pedestrian access.  

• It would seem more sensible to provide a crossing point further south, close to 
the site access to join the RM layout to the west. A further pedestrian crossing 
point should be provided to the south of the site adjacent to plots 31 and 32 or 
as a strong desire line for the southern properties this risks residents crossing 
through the boundary directly into the road.  

• The development plot directly to the south east of this site is for allotments. 
That application includes an internal footway set back slightly from the road 
frontage. Connection into this footway would enable direct onward pedestrian 
access to Cornwallis Avenue with it's local shops and food outlets, plus onward 
connection to Market Place.  

• I accept the visibility splays from the site access in terms of dimensions, 
however on Proposed Access Drawing 31591 H01 Rev P1 (24/07/23) the 
southern splay goes directly through indicated planting. As this splay would 
have to be kept below 1.05m in height, this would not be welcomed.  

• Road Safety Audit needs to be carried out. 
 
KCC PROW- KCC PROW and Access confirm that there are no Public Rights of Way 
directly affected by the above, although there are multiple PROW in the immediate 
vicinity providing connectivity across the wider area.  
 
We welcome and agree the proposed footway on Ratling Road and pedestrian 
crossing to link to Public Footpath EE286A. Will this footway run to the junction with 
Public Footpath EE288 which is to be improved through other Phases of the 
development and takes pedestrians (via connections with PROW network) to the 
facilities of Aylesham. We request clarity on this point. 

 
KCC Lead Local Flood Authority- The LLFA view that there is presently insufficient 
information submitted to recommend the discharge of condition 32 related to the 
provision of a sustainable drainage scheme. We would therefore recommend the 
application is not determined until further details have been provided for review. 
 
The LLFA would not raise objections to the Reserved Matters application and will await 
for the final drainage design to be provided as part of condition 32. 

 
Environment Agency – No further comments to make on these reserved matters, 
Beyond those in our previous comments for this site 
 
Natural England- No comments 
 
National Highways- No objection 
 
Network Rail- Due to the close proximity of the proposed works to Network Rail’s land 
and the operational railway, Network Rail requests that, where applicable, the 
applicant / developer follows the attached Asset Protection informatives which are 
issued to all proposals within close proximity to the railway. 



 

 

 
Southern Water- Southern Water has no objections to discharge conditions 37 and 38 
relating to site contamination. Please note if any contamination not previously identified 
is found to be present on the site, especially any organics but not limited to, which 
appear from the Geo-Environmental Investigation report to be associated with the 
Railway line along the north-eastern boundary of the site, kindly inform Southern Water 
immediately and provide details of how the presence of that contamination will be 
mitigated. Southern Water has no comments to make on other conditions. 
 
Affinity Water- No comments 
 
Southern Gas Networks- No response  

 
Kent Fire and Rescue Service- I can confirm that it appears that the access 
requirements for the Fire and Rescue Service have been met. Please be aware that 
should this proposal be successful it would then be subject to a Building Regulations 
consultation where the access arrangements would again be examined under section 
B5.  
 
Kent Police- No response 

 
Third party Representations:  
 
No representations have been received. 

 
e) 1.  The Site and the Proposal 

 
1.1. The application site forms part of the northern parcel as identified in the 

Aylesham Masterplan (2015). The application approved under 19/00821 allowed 
for 1360 homes to be built as part of the wider masterplan expansion. The 
development proposed under this reserved matters application falls under phase 
3, as identified under 19/00821. 
 

1.2. The site is located to the east of Ratling Road, which wraps around the south, 
east and north of the site. Ratling road is a public maintainable highway and 
contains a national cycle route. To the east of the site is the railway line.  
 

1.3. To the south east of the site is land identified for allotments and a wildlife area 
under the masterplan (Phase 2A.8 Allotments and Reptile Receptor Area). 
 

1.4. To the west of Ratling road is woodland and a number of public rights of way. 
The area to the west of Ratling Road is part of phase 2 (2B.16 Construction of 
Boulevard to Ratling Road and 2B.17 Native woodland adjacent to Ratling 
Road), and also phase 3 (3.1 Completion of Native Woodland adjacent to Ratling 
Road). Improvements to Ratling road itself is part of phase 2 (2B.18 
Environmental Improvements to Ratling Road).  
 

1.5. The site is higher than Ratling Road by approximately 0.5-2m. The levels of the 
site gently fall from south towards the northern end. There are hedgerows and 
trees around parts of the perimeter of the site. 
 

1.6. A Southern Gas Network Medium Pipe runs below Ratling Road and part of the 
site is within the 25m buffer zone. 

 



 

 

1.7. The site falls within an archaeological notification area. The site is located in 
groundwater protection areas 2 and 3. 

 
1.8. The application is for the approval of reserved matters relating to layout, scale, 

appearance, access and landscaping for 39 residential dwellings on phase 3 
parcel 1, together with details for conditions 2, 21, 22, 24, 25, 35, 37, 38, 39 and 
42, pursuant to outline planning permission 19/00821 

 
1.9. The application seeks to discharge of the following conditions: 

 
2- Approval of details of the layout, scale, appearance, access and landscaping 
21-Landscaping and trees 
22 -Soft landscape works 
24 -Tree survey 
25-Tree constraints plan, Arboricultural Implications Assessment and 
calculations of Root Protection Areas 
35 -Waste management scheme 
37 -Contamination 
38 -Verification report for remediation strategy 
39 -Land contamination 
42 -Verification report for remediation scheme 

 
1.10. Condition 1 of the outline permission 19/00821 requires that development should 

be carried out with a number of drawings and documents including the following 
which are considered relevant to this application:  
 
• Drawing 1371 56 Rev K Proposed Land Use  
• Drawing 1371 57 Rev R Overall Phasing  
• Drawing 1371 57 3 Phasing Strategy 3  
• Drawing 1371 59 Rev H Density Strategy  
• Drawing 1371 60 Rev J Storey Heights  
• Drawing 1371 67 Rev D Employment and Connectivity  
• Drawing 1371 82 Rev G Affordable Housing Locations  
• Drawing 1371 008 Rev E C3 Play Strategy  
• Design and Access Addendum June 2020  
• Environmental Statement Addendum Second Addendum (June 2019)  
• GTA Travel Plan dated July 2020 and Residential Travel Pack  

 
1.11. The phasing plans approved under 19/00821 sets out that 68 dwellings in total 

are to be delivered as part of phase 3. This application is for parcel 1 of phase 3 
as identified in the phasing plans. 

 



 

 

 
Figure 1: Phasing Plan Approved under s73 application 19/00821 (not to scale) 
 
 

 
 
Figure 2: Phase 3 Plan Approved under s73 application 19/00821 (extract/ not to scale) 
 



 

 

 

 
 
Figure 3: Aerial photograph showing site in context 
 

 
Figure 4: View looking west across site (photo take from neighbouring land to 
southeast) 
 



 

 

 
Figure 5: View looking northeast across site (photo take from neighbouring land to 
southeast) 
 
 



 

 

Figure 6: View looking northwest down Ratling Road with site on right of photograph 
 

 
 
Figure 7: View looking south down Ratling Road with site on left of photograph 



 

 

 
 
 

 
 
Figure 8: Site plan showing pedestrian connectivity (not to scale). 

 



 

 

 
 
Figure 9: Site layout plan (not to scale). 



 

 

 
Figure 10. Proposed new tree planting (not to scale). 



 

 

 

 
Figure 11. Proposed street elevation along spine road within site facing south west 
 
 

 
Figure 12. Proposed street elevation along spine road within site facing north west 
 
 

 
Figure 13. Proposed street elevation facing west onto Ratling Road 
   
 
 

 
 
Figure 14. Proposed visual of development looking northwest through the site 
 



 

 

 

 
 
Figure 15. Proposed visual of development looking northeast with play area on left 
   

 
3.  Main Issues 
 

   3.1.  The main issues for consideration are: 
 

• The principle of development 
• Design and impact on character and appearance 
• Impact on living conditions  
• Highways, transportation and parking 
• Ecology and trees 
• Flood risk and drainage 
• Contamination 
• Archaeology 
• Infrastructure and contributions 
• Other matters 

 
 

f) Assessment 
 

Principle of Development 
 

3.2. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, 
planning decisions must be taken in accordance with the ‘development plan’ 
unless material considerations indicate otherwise. The requirements of the 
National Planning Policy Framework are a significant material consideration in 
this regard.  
 

3.3. It is of central importance to the assessment of this proposal to note progress of 
the Submission Draft Local Plan for the District. The Submission Draft Local Plan 



 

 

was submitted for examination in March 2023, with Hearing Sessions taking 
place in Autumn 2023. Initial findings were published on 28th February 2024.  

 
3.4. The principle of residential development has already been accepted under the 

outline planning consent (Section 73 application- reference 19/00821). This 
reserved matters application is to consider the detailed issues of access, 
appearance, landscaping, layout and scale. 

Design and impact on character and appearance 
 
3.5. Draft policy SP1 seeks to ensure that all new built development contributes to 

the mitigation of, and adaptation to climate change. This is echoed in draft policy 
CC2 which provides details of Sustainable Design and Construction including life 
cycle and adaption of buildings and minimisation of waste. Draft policy SP2 
seeks that new developments are designed to be safe and accessible, to 
minimise the threat of crime and promote social interaction and inclusion through 
the provision of high-quality people focussed spaces. All new development 
should achieve a high standard of design internally and externally, and should 
have accessible, high-quality greenspaces, and spaces for play and recreation. 
 

3.6. Draft policy PM1 requires that development achieves a high quality of design, 
promotes sustainability, and fosters a positive sense of place. It also states 
development should respect and enhance character to create locally distinctive 
design or create character where none exists. Appropriate provision for service 
areas, refuse storage (including waste and recycling bins), and collection areas 
should be made in accordance with the nature of the development. 

 
3.7. The proposals include a developable area of 1.4 hectares containing 39 no. 

dwellings, and in addition to this, open space, landscaped areas and a play area 
(Local area of Play). It is considered that overall, the proposal reflects the plans 
submitted at outline stage under 19/00821, which set out design parameters. 

 
3.8. The proposal includes vehicle and pedestrian access via a new junction from 

Ratling road, with the principal street through the site spliting in two in the centre 
of the site and in turn leading to shared surfaced street areas at the southern 
and northern ends of the site. 

 
3.9. The gross density is approximately 28dph which is considered to represent 

efficient use of land and accords with the parameter plans approved under 
19/00821.  Heights of two storeys are proposed, which also accords with the 
parameter plans approved under 19/00821.  The density and scale are therefore 
considered appropriate to the surrounding context. 
 

3.10. The principal street through the development has grassed areas and is tree-lined 
on one side. Tarmac is proposed to the principal street, with block paving to the 
shared surface areas. Active frontages and natural surveillance opportunities 
have been provided, including to streets, parking areas and open space. Houses 
on junctions are generally provided as corner turners or with windows to the flank 
elevations.  
 

3.11. A range of vehicle parking arrangements have been proposed, including on plot, 
in front and to the side of dwellings and as such it is considered that parking 
would not visually dominate the development. In relation to refuse and recycling 
storage, it is considered that there is adequate space for refuse and recycling 
bins on the driveways at the side of the dwellings or in private rear gardens. 



 

 

Condition 35 requires a waste management scheme is submitted. A refuse 
strategy plan and refuse vehicle tracking has been submitted which indicates 
how refused and recycling would be stored and collected on the development. It 
is considered that this condition can be discharged. 
 

3.12. In terms of appearance, the dwellings have been designed with a traditional 
aesthetic, with pitched roofs, porches and good-sized windows, using a palette 
of materials consisting of red brickwork, slate effect and red roof tiles, with 
waterboarding used as secondary material. 
 

3.13. The proposed development would meet or exceed current building regulations 
in terms of energy and water efficiency. This would include the use of 
photovoltaic roof mounted panels and air source heat pumps. These features 
have been indicated on the plans. 
 

3.14. Condition 21 states that no development shall take place on a phase of the 
development until full details of both hard and soft landscape works for that 
particular phase or part phase, and a programme for their implementation, have 
been approved. Condition 22 requires approval of soft landscape works shall 
include planting plans, written specifications, including cultivation and other 
operations associated with plant and grass establishment, schedule of plants 
noting species, plant sizes and proposed numbers/densities. 

 
3.15. Soft and hard landscaping, boundary treatment and planting plans have been 

submitted. Planting schedules and soft landscaping maintenance schedules 
have been submitted. The planting schedules indicate a good variety of native 
trees and shrubs, as well as non-native planting. Along the eastern boundary is 
an existing belt of trees, this tree belt would be retained and included in a 
landscape buffer between the rear gardens and the boundary of the railway line 
land.  

 
3.16. The public open space totals 0.33 ha of amenity green/ park areas, and includes 

a local play area (LAP), grassed and planted amenity areas, including wildflower 
meadows, native hedgerows and tree planting. The LAP would be a minimum of 
100m2 in size, in accordance with Fields In Trust’s (FIT) national standards and 
emerging local plan policy PM3.   It is considered that the submitted proposals 
and details are acceptable and as such the conditions 21 and 22 of the outline 
can be discharged. 
 

3.17. In most instances where boundaries between dwellings would be visible, 1.8m 
brick walls are proposed, with the closed boarded fences proposed to the rear 
gardens of dwellings. These details ensure that from public vantage points, the 
development maintains a high-quality character. 1.2m high post and rail timber 
fences are proposed to the southern and eastern boundaries. It is considered 
that these may not be suitable for the boundary with the railway line and as such 
a condition should be imposed for final pan for boundary treatments. 

 
3.18. No details have been submitted in regard to external lighting. It is considered a 

condition should be imposed requiring details to be approved prior to 
development. 

 
3.19. Condition 30 requires that no development of a phase shall take place until full 

details of works for play space provision and/or upgrading of play spaces and an 
implementation programme, has been submitted to and approved in writing by 



 

 

the Local Planning Authority. It is considered that further details of the play 
provision can be secured through a separate discharge of conditions application 
for this. 
 

3.20. To conclude, the access, layout, landscaping, scale and appearance in general 
reflects the illustrative masterplan and plans approved under the outline 
application. It is considered that the development proposed would form a 
compatible and suitable expansion of this part of the settlement, provided the 
detailed design, scale and landscaping is sensitively considered at the reserved 
matters stage. On that basis, officers are of the view that the design overall is 
acceptable and complies with adopted and draft local policy and the aims of the 
NPPF. 

 
Impact on Residential Amenity 

 
3.21. Draft policy PM2 relates to quality of residential accommodation and requires 

that all new residential development, must be compatible with neighbouring 
buildings and spaces and not lead to unacceptable living conditions for 
neighbouring properties through overlooking, noise or vibration, odour, light 
pollution, overshadowing, loss of natural light or sense of enclosure. 
Development should be of an appropriate layout with sufficient usable space and 
contain windows in all habitable rooms to facilitate comfortable living conditions 
with natural light and ventilation. Whilst the Nationally Described Space 
Standards are yet to be formally adopted, they are referenced in the emerging 
plan in respect of internal accommodation. Well-designed private or shared 
external amenity space should be provided on-site, that is of appropriate size 
and fit for purpose.  
 

3.22. In terms of future residents, the proposed layout would ensure sufficient privacy 
outlook and daylight. The proposed dwellings would be of a good size, with 
private rear gardens. The dwellings are considered to be provide an acceptable 
standard of accommodation, having good floor to ceiling heights and have good 
sized windows to allow internal daylighting. The proposals include private 
external amenity space. 
 

3.23. The nearest existing properties are to the west and north of the site. The 
distances retained would be approximately of 90 m to the north of the site and 
75 m to the southwest, as such it considered that there would be no harmful 
impact upon these properties in terms of privacy, light and outlook. 
 

3.24. The nearest properties to the railway line would be 20m from the rear elevation 
to the railway line. The DDC Environmental Health have commented on the 
proximity of the site to the Railway line. They have asked that a condition be 
imposed to require a noise and vibration assessment be carried out and a 
construction management plan. There is already a requirement for a construction 
method statement to be required under outline permission 19/00821, so a 
construction management plan would not be sought under this reserved matters 
application. 

 
3.25. Condition 44 of the outline requires approval of a construction method statement 

prior to commencement. The application seeks to discharge this condition, 
however no such document has been submitted. It is considered that this 
condition will need to be discharged separately. 

 



 

 

3.26. Overall, it is considered that the proposals would be acceptable in relation to 
living conditions of future residents and impacts on neighbouring residential 
amenity and is in accordance with Draft Local Plan policy DM2.  

Highways, transportation and parking 

3.27. NPPF paragraph 114 states that in assessing sites that may be allocated for 
development in plans, or specific applications for development, it should be 
ensured that safe and suitable access to the site can be achieved for all users. 
 

3.28. NPPF paragraph 115 states that development should only be prevented or 
refused on highways grounds if there would be an unacceptable impact on 
highway safety, or the residual cumulative impacts on the road network would 
be severe. Paragraph 116 states that within this context (described above), 
applications for development should give priority first to pedestrian and cycle 
movements, both within the scheme and with neighbouring areas; address the 
needs of people with disabilities and reduced mobility in relation to all modes of 
transport; and create places that are safe, secure and attractive – which minimise 
the scope for conflicts between pedestrians, cyclists and vehicles. 
 

3.29. Draft policy TI1 states that development should, in so far as its size, characteristic 
and location, be readily accessible by sustainable transport modes through the 
provision of high quality, engineered, safe and direct walking and cycling routes 
within a permeable site layout, contribute to sustainable transport proposals 
including off-site improvements to cycling and walking routes and public 
transport facilities,  and make provision for secure cycle parking and storage in 
accordance with the Parking Standards. It states that the Council will safeguard 
the Public Rights of Way network, and other existing cycle and walking routes, 
from development that would compromise their use and will encourage their 
enhancement and extension. 
 

3.30. Draft policy TI3 requires proposals to meet the requirements of Kent Design 
Guide Review: Interim Guidance Note 3 in relation to vehicle parking. Policy 
DM13 sets requirements for parking provision in compliance with SPG4 which 
sets out standards for the maximum number of parking spaces. 

 
3.31. Condition 29 of permission granted under 19/00821 states that no development 

shall take place on a phase of development until details of proposed works and 
improvements to the existing public footpath network which shall include 
identification of the footpaths to be improved, safeguarding measures to be used 
during construction phases and the timing for provision of improvements and 
safeguarding measures within that phase, have been approved in writing by the 
Local Planning Authority.  
 
Access and parking 

 
3.32. A new priority junction is proposed from Ratling Road. Ratling Road is 

approximately 4.8 metres in width and is a subject to a 30mph speed limit. 
Vehicle visibility plays of 2.4 metres x 43 metres have been illustrated for this 
access which is acceptable for a 30mph limit. Internal visibility splays of 33 
metres have been indicated (assuming an internal speed of 20mph). The 
applicant has confirmed that the internal site roads are not to be offered for 
adoption by the local highway authority. 
 



 

 

3.33. Vehicle tracking has been provided for a refuse freighter and fire tender. Kent 
Fire and rescue have raised no objection. 
 

3.34. The proposals have been amended during the course of the application to 
provide improved pedestrian access to the site. A footpath is now indicated to 
the southern end of the site which will link to the footpath being provided as part 
of the development at the adjacent allotment site. This will provide onward 
connectivity into the centre of the village. It is considered that a condition should 
be imposed which requires that this footpath be constructed prior to development 
above ground level. It is considered that this allows for an achievable timescale 
for it’s delivery.  
 

3.35. The pedestrian crossing previously shown at the northern end of the site has 
been moved into a more central location to the south of the proposed vehicle 
access off Ratling Road. This will link into footpaths being provided on the 
western side of Ratling Road as part of phase 3.1, under reserved matters 
application 20/00365. 
 

3.36. Two vehicle spaces are provided per house. This is considered a suitable 
number for the context. There are a number of homes with tandem parking on 
plot. An uplift has been provided in number of visitor spaces on site to cater for 
this. Ideally these would be more evenly spaced throughout the development, 
however this is not a point of objection from the highway authority. The proposed 
parking provision is in accordance with policy DM13 and draft policy TI3.  
 

3.37. Cycle parking has been indicated within sheds in the gardens of properties and 
the cycle provision prior to occupation of the units. is secured by condition 14 of 
the outline permission 19/00821. 
 
Trip generation 

 
3.38. Within the submitted transport statement, vehicle trip generation of the proposed 

development has been forecast with reference to the national TRICS trip rate 
database. Weekday periods were assessed to provide a robust consideration of 
the peak traffic periods. Surveys undertaken since the beginning of the Covid-19 
pandemic were excluded from the sample and the population criteria were 
refined to remove larger population centres in order to better represent the site’s 
location.  
 

3.39. It is noted that the proposed development has the potential to generate 
approximately 18 vehicle trip movements in the weekday AM peak hour and 18 
vehicle movements in the PM peak hour. Across the 12-hour weekday period, a 
total of 178 vehicle trips are expected, which amounts to approximately 15 
vehicle trips per hour on average. The statement concludes that this level of trip 
generation is considered to be negligible and would not materially affect the 
operation or amenity of the local highway network. 

 
3.40. Condition 10 of permission granted under 19/00821 states that as part of a 

reserved matters application for phase 3 (parcels 1 & 2), a detailed Village Traffic 
Impact Assessment (VTIA), which shall identify the traffic impact upon 
surrounding villages arising from the cumulative occupation of all preceding 
phases on the development.  

 
3.41. A transport statement has been submitted. A later transport technical note was 

also submitted. A standalone VTIA has not been submitted as part of this 



 

 

application. However, it is noted that the level of trip generation is considered to 
be negligible overall and would not materially affect the operation or amenity of 
the local highway network. KCC Highways have stated that the traffic generation 
from this in the peak hour is largely negligible in terms of number, particularly 
when split into different directions by destination. As such they do not consider 
that such a report, for this particular site, would lead to any conclusions or 
suggested improvements that could be justified by the site's limited impact. 
 

3.42. It is also noted that no objections to the proposal have been received from 
surrounding residents and the parish councils covering the villages identified in 
the condition (Wingham, Adisham, Ratling, Nonington, Womenswold, 
Snowdown and Woolage Village).  Given this and the smaller size of this parcel 
in relation to wider development, it is considered that it would in this instance be 
appropriate to delegate approval of this to officers.  

 
3.43. To conclude it is considered that the proposals are acceptable. KCC Highways 

and transportation have been consulted and subsequent to amended proposals 
being submitted, do not object. It is considered that appropriate conditions should 
be added to secure visibility splays, details of highways and footways 
construction, and details and provision of off-site highways works. A village traffic 
impact assessment should be submitted and approved prior to the issue of 
approval for reserved matters. 

Ecology and trees 
 

3.44. Draft policy SP14 echoes this requiring that every development connects to and 
improves the wider ecological networks in which it is located, providing on-site 
green infrastructure that connects to off-site networks. Proposals must safeguard 
features of nature conservation interest, and retain, conserve and enhance 
habitats. Draft local plan policies SP14 and NE1 work together to ensure that the 
green infrastructure and biodiversity of the district are conserved and enhanced. 

 
3.45. The emerging plan, at policy NE1, will seek to achieve the nationally prescribed 

minimum of 10% Biodiversity Net Gain (BNG), which should be secured for 30 
years.  However full weight cannot be given at this stage to draft policy NE1, as 
such and as this is a reserved matters application,10% BNG is not sought though 
this application. 
 

3.46. Conditions 18 of 19/00821 states that no development shall take place on phase 
3 parcel 1 and 2 until full details of a survey, management plan and mitigation 
survey relating to the potential presence of any species habitat, bats or reptiles, 
has been submitted to and approved in writing by the Local Planning Authority.  

 
3.47. An ecological impact assessment has been submitted as well as species surveys 

with this reserved matters application, however discharge of condition 18 is not 
sought through this application and will need to be applied for separately. 

 
3.48. Condition 24 requires a survey of trees and hedgerow to be approved, and 

measures for tree and root protection and hedgerow protection and for buffer 
areas/strips that are to be provided and / or retained within that phase of the 
development. Condition 25 requires a tree constraints plan, an Arboricultural 
Implications Assessment and calculations of Root Protection Areas for that 
phase to be approved. 
 



 

 

3.49. Information has been submitted to discharge conditions 24 and 25. The DDC 
tree officer has been consulted and has no objections to the proposals provided 
that the recommendations set out in the Arboricultural Report/Tree Survey 
SA/2161/23 and the Tree Protection Plan RR/TPP/2161-02 are adhered to. 

 
Flood Risk and Drainage 

 
3.50. Draft policy SP1 seeks to mitigate and adapt to climate change by ensuring 

development does not increase flood risk, including by taking a sequential 
approach to location of development. Draft policy CC5 states that development 
on sites at risk of flooding will only be permitted where it is demonstrated by a 
site-specific flood risk assessment that the development would not result in a 
unacceptable risk on flooding on the site or elsewhere. 
 

3.51. Condition 32 requires that details of the means of surface water 
drainage/disposal system, for that phase or part phase, including design and 
capacity for all new dwellings, roads and surfaces, has been approved in writing 
by the Local Planning Authority. Drainage shall include the use of Sustainable 
Urban Drainage systems (SUDs) using infiltration techniques and swales, and 
the use of porous and permeable surface materials (subject to detailed design 
and consultation with the adopting authorities) to avoid surface water being 
discharged to the existing combined sewer which has no spare capacity. 
 

3.52. Information was submitted to discharge condition 32, however further detail is 
required in order to be able to discharge the condition. As such it’s discharge is 
not sought under this application.  

Contamination 
 
3.53. The NPPF states that decisions should ensure that a site is suitable for its 

proposed use taking account of ground conditions and any risks arising from land 
instability and contamination.  
 

3.54. Conditions 37, 38, 39 and 42 relate to a scheme for dealing with contamination 
and verification reports for remediation. A Geo-environmental investigation has 
been submitted. DDC Environmental Protection have been consulted and 
consider that the submitted information (GES Ltd April 2023 Ref 13010) 
demonstrates no significant risk of soil or gas contamination on a previous 
agricultural field, which forms phase 3 parcel 1 of the wider Aylesham village 
expansion under outline 19/00821.  
 

3.55. DDC Environmental Protection therefore recommend discharge of conditions 37, 
38, 39 and 42. 

Archaeology 
 

3.56. Paragraph 200 states that in determining applications, local planning authorities 
should require an applicant to describe the significance of any heritage assets 
affected, including any contribution made by their setting. Where a site on which 
development is proposed includes, or has the potential to include, heritage 
assets with archaeological interest, local planning authorities should require 
developers to submit an appropriate desk-based assessment and, where 
necessary, a field evaluation.  
 



 

 

3.57. Draft policy HE3 relates to archaeology and sets out that applications on sites 
where there is, or is the potential for archaeological heritage asset, must include 
an appropriate desk based assessment.  

 
3.58. Condition 20 of 19/00821 states that no development of a phase or part phase 

shall take place until a report on a detailed archaeological investigation, which 
shall include full details of archaeological field evaluation works together with the 
identification of any safeguarding measures to ensure preservation in situ of 
important archaeological remains and/or further investigation and recording has 
been submitted to and approved by the Local Planning Authority. 

 
3.59. A Written Scheme of Investigation (WSI) for the archaeological evaluation of the 

proposed development parcel has been provided. The WSI has been prepared 
by SWAT Archaeology in response to Condition 20. 
 

3.60. KCC Archaeology agree to the submitted WSI and for the applicant to progress 
the proposed archaeological evaluation works. However, KCC consider that the 
condition should not be discharged at this stage. This is because further 
archaeological measures may be required following the site’s evaluation. 

 
3.61. Once the results of the evaluation are known KCC Archaeology would then be 

able to advise you (a) whether further archaeological work is required following 
the evaluation and (b) if so, what the scope of such works might be. It is possible 
that no further archaeological work will be required following the evaluation. As 
such the discharge of condition 20 is not sought through this application and will 
need to be discharged separately. 

Infrastructure and Developer contributions 
 

3.62. Policy CP6 of the Core Strategy emphasises that development which generates 
demand for infrastructure will only be permitted if the necessary infrastructure to 
support it is either already in place, or there is a reliable mechanism to ensure 
that it will be provided at the time it is needed. Draft Local Plan Policy SP11 
retains this approach, to ensure infrastructure is delivered at the right time in the 
right place to meet the growing needs of the district. 
 

3.63. A s106 was produced under original outline application 07/01081. A number of 
amended s106 agreements have been produced. A s106 was produced for s73 
application 19/00821. This set out the financial contributions required and trigger 
points for payment. Condition 5 of 19/00821 states that the expansion shall 
include a maximum number of 1360 dwellings. 
 

3.64. The owners/ developers (and therefore their successors in title) of the land to be 
developed under phase 3 were not signatories of the s106 agreement for 
19/00821. The approved phasing plans set out that 68 homes were to be built 
under phase 3. 

 
3.65. The developers for phases 1 and 2 were the signatories for the s106 agreement 

(Named: Fourth planning financial contributions agreement, dated 13th August 
2020).  

 
3.66. A deed of variation has been submitted which amends the trigger points for 

payment, adding in an additional trigger point for payment of a portion of the 



 

 

primary, secondary, library and youth service contributions before occupation of 
the 1300th dwelling.  

 
3.67. The developers which are signatories to the s106 and deed of variation will not 

reach development of a 1300th dwelling, as this will be provided on phase 3, and 
as such their contributions have been proportionally reduced. 

 
3.68. The s106 and deed of variation for 19/00821 did not include Special Education 

Needs & Disabilities (SEND) contributions and also waste contributions. These 
are proposed to be collected as part of this application under 23/00951.  

 
3.69. It is considered that financial contributions need to be sought separately for this 

development to mitigate impact of development, as the owners/ developers of 
the site under this application were not signatories of the s106 under 19/00821. 
 

3.70. KCC have requested that, in order to meet the needs generated by the 
development, contributions would be required to deliver primary and secondary 
school places, Special Education Needs & Disabilities service, Community 
Learning and Skills, Integrated Children’s Services, Library, Registrations and 
Archives Service, Adult Social Care and waste services.  
 

3.71. It is considered that KCC have demonstrated that there is currently insufficient 
capacity to meet the needs generated by the development and that the 
contributions requested would allow for the infrastructure upon which the 
development would rely to be provided. 
 

3.72. Draft policy PM4 requires that sports facilities are provided. The Sport England 
Sport Facility Calculator has been used to assess the needs arising from the 
development. The contribution would amount to £42,295 for sports facilities and 
£17,023 for playing pitches based on 39 dwellings being delivered.  As set out in 
the Infrastructure Delivery Plan/Infrastructure Delivery Schedule the projects that 
are recommended that these contributions go towards would include a strategic 
need for swimming facilities to be delivered via Tides leisure Centre project and 
a new sports hall at Aylesham Welfare Leisure Centre  
 

3.73. Draft policy PM3 requires that residential development of ten or more dwellings 
will be required to provide or contribute towards the provision of open space that 
meets the needs of that development, in addition to appropriate maintenance 
costs. Open space and play facilities are provided on site. Contributions are only 
sought towards new allotment provision within the Aylesham Village Expansion. 
 

3.74. As set out previously in the report, the development would deliver a policy 
compliant amount of affordable housing. An affordable housing scheme would 
be required through condition of the outline permission 19/00821. 
 

3.75. In light of the consultation responses received and planning assessment above, 
the following obligations (which are considered to accord with the tests for 
requesting contributions) would be required to be secured through a S106 
agreement or unilateral undertaking if reserved matters approval was to be 
granted. 

 
Matter Contribution 

https://gbr01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.doverdistrictlocalplan.co.uk%2Fuploads%2Fpdfs%2Finfrastructure-delivery-plan-october-22.pdf&data=05%7C01%7CNicola.Kingsford%40DOVER.GOV.UK%7Cd76b780577e642cc356308db133ea5a1%7C97d0cb53199d4c70a001375e8c953735%7C0%7C0%7C638124932332925963%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=9WwSY7jrjBfn8J1R2PZOv5U%2BcRXnC23EQ%2FhRnl06I1A%3D&reserved=0
https://gbr01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.doverdistrictlocalplan.co.uk%2Fuploads%2Fpdfs%2Fidp-appendix-1-infrastructure-delivery-schedule.pdf&data=05%7C01%7CNicola.Kingsford%40DOVER.GOV.UK%7Cd76b780577e642cc356308db133ea5a1%7C97d0cb53199d4c70a001375e8c953735%7C0%7C0%7C638124932332925963%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=OQyndlN75b8DsNq2gIQG4eVruGAJyoa7xDlZU04Yp1A%3D&reserved=0


 

 

Primary Education  
 

£211,096.86 Towards the expansion of primary schools 
in the Aylesham planning group 

Secondary 
Education  
 

£207,841.53 Towards the expansion of secondary 
schools in the Deal & Sandwich non-selective and Dover 
District selective planning groups 

Special Education 
Needs & 
Disabilities (SEND)  
 

£21,833.37 Towards the provision of additional SEND 
places and/or additional SEND facilities within Dover 
District to serve the needs of the development 

Community 
Learning and Skills  
 

£1,334.19 Towards additional equipment and resources 
for adult education centres serving the development, 
including outreach provision.  
 

Integrated 
Children’s Services  
 

£2,887.95 Towards additional equipment and resources 
for the Integrated Children’s Services in Dover District 
including outreach provision 

Library, 
Registrations and 
Archives Service  
 

£2,442.57 Towards additional resources, equipment and 
book stock (including reconfiguration of space) at local 
libraries serving the development including Aylesham 
Library and Dover Library 

Adult Social Care 
 

£7,054.32 Towards Specialist care accommodation, 
assistive technology systems and 3 equipment to adapt 
homes, adapting Community facilities, sensory facilities, 
and Changing Places within the District 

Waste  £2,028.00 Towards Dover HWRC to increase capacity 

Playing pitches Natural Grass Pitches capital cost and 1x lifecycle cost 
£12,395 Replacement/refurbishment of natural and 
artificial football and rugby pitches at Aylesham Welfare 
Leisure Centre 
 
Artificial Grass Pitches capital cost and 1x lifecycle cost 
£4,628 Replacement/refurbishment of natural and 
artificial football and rugby pitches at Aylesham Welfare 
Leisure Centre  
 

Sports facilities Swimming Pools £22,153 Strategic need for swimming 
to be delivered via Tides leisure Centre project 
 
Sports Halls £20,142 New sports hall at Aylesham 
Welfare Leisure Centre  
 

Open space  (Allotments/Community Gardens) £77.65  New 
allotment provision within Aylesham Village expansion  
 

 



 

 

Other Matters 
 

Housing Mix and affordable housing 
 

3.76. Condition 6 of permission granted under 19/00821 states that each reserved 
matters application for a particular phase shall be accompanied by a schedule 
of accommodation proposed for that phase of the development, which shall 
identify numbers of affordable units to be provided within that phase. 
 

3.77. Condition 7 of permission granted under 19/00821 states no development of a 
phase shall begin until a scheme for the provision of affordable housing as part 
of the development of that phase has been submitted to and approved in writing 
by the Local Planning Authority. The scheme shall include:  
 
(i)The numbers, type, tenure and location on the site of the affordable housing 
provision to be made which shall consist of not less than 22% of housing units. 
(ii)The timing of the construction of the affordable housing and its phasing in 
relation to the occupancy of the market building.  
(iii)The arrangements for the transfer of the affordable housing to an affordable 
housing provider.  
(iv)The arrangements to ensure that such provision is affordable for both first and 
any subsequent occupiers of the affordable housing.  
(v)The occupancy criteria shall ensure the needs of the local community are 
taken into account in determining the identity of occupiers of the affordable 
housing. 
 

3.78. Draft Local plan policy H1 sets out that proposals for 10 or more dwellings will 
be required to demonstrate how the mix of tenure, type and size of housing 
proposed on site reflects the Council’s latest evidence of housing need and 
market demand and contributes towards meeting the varied needs of different 
households. 
 

3.79. The house type schedule proposed includes 22 no. 2 bedroom houses, 15 no. 3 
bedroom houses and 2 no. 4 bedroom houses. Drawings have been submitted 
which indicate that a minimum of 30% affordable homes will be provided on the 
site. Of these 8 will be affordable rent and 4 will be shared ownership. It is 
considered that the proposed housing mix broadly complies with draft policy H1 
due to the mix of sizes and tenures proposed.  
 

4.      Conclusion 
 
4.1. The details submitted with this application in respect of the access, appearance, 

landscaping, layout and scale of the development are considered acceptable, 
demonstrating that the development would cause no unacceptable impacts in 
respect of the character and appearance of the area, the living conditions of 
neighbours or future occupants or highway issues. The proposals are acceptable 
in all other material respects, subject to the conditions attached to the outline 
planning application.  
 

4.2. The details submitted for the conditions 2, 21, 22, 24, 25, 35, 37, 38, 39 and 42 
are considered to be acceptable and as such can be discharged. 
 

4.3. The application is recommended for approval. The outline application includes 
most of the conditions required to ensure a high-quality development. Some 



 

 

additional conditions, listed below, have been added to this reserved matters 
application. 
 

5. Recommendation 
 

I Approve the Reserved Matters application, subject to the approval of a village 
traffic impact assessment and s106 to secure financial contributions, with the 
following conditions: 

 
1) Approved plans 
2) Samples of materials for external surfaces of homes 
3) Details and provision of external lighting  
4) Details and provision of offsite highways works-  footway to connect to 

existing footway on Ratling Road to south of site 
5) Details and provision of offsite highways works- uncontrolled 

pedestrian crossing to west of site, to be provided prior to 
commencement above ground 

6) Provision and maintenance of vehicle visibility splays 
7) Provision and maintenance of pedestrian visibility splays 
8) Details of the construction of highways, footways and shared surface 

areas 
9) Noise and vibration report for impact from railway 
10) Programme for landscaping and open space implementation, and 

maintenance of buffer with railway line 
11) Final details of boundary treatments 

 
II Powers to be delegated to the Head of Planning and Development to settle any 

necessary planning conditions in line with the issues set out in the 
recommendation and as resolved by the Planning Committee.  

 
  Case Officer: Nicola Kingsford 

 
The Human Rights Act (1998) Human rights issues relevant to this application 
have been taken into account. The Assessment section above and the 
Recommendation represent an appropriate balance between the interests and 
rights of the applicant (to enjoy their land subject only to reasonable and 
proportionate controls by a public authority) and the interests and rights of 
those potentially affected by the proposal (to respect for private life and the 
home and peaceful enjoyment of their properties). 


