DEVELOPMENT CONTROL COMMITTEE

Minutes of the meeting held on 20 October 2022 commencing at 7.00 pm

Present: Cllr. Williamson (Chairman)
Cllr. Pett (Vice Chairman)
Cllrs. Ball, Barnett, Cheeseman, Perry Cole, P. Darrington, Edwards-
Winser, Hudson, Layland, McGarvey, Osborne-Jackson, Pett, Purves,

Reay, Williams and Streatfeild

Apologies for absence were received from Cllrs. Brown, Hogarth and
Raikes

Cllr. Fothergill was also present.
Cllr. Thornton was also present via a virtual media platform that did not
constitute attendance as recognised by the Local Government Act 1972.
39.  Minutes
Resolved: That the Minutes of the meetings held at 7pm and 8:55pm on 29
September 2022, be approved and signed by the Chairman as a correct

record.

40. Declarations of Interest or Predetermination

Cllr Osborne-Jackson declared for Minute 41.1 - 22/01961/FUL - Land East Of
Westfield Cottages, Fawkham Road, West Kingsdown, Kent TN15 6AY, that he had
spoken with the applicant but remained open minded.

41. Declarations of Lobbying

All Members, with the exception of Cllrs Barnett and Streatfeild, declared that
they had been lobbied in respect of Minute 41.1 - 22/01961/FUL - Land East Of
Westfield Cottages, Fawkham Road, West Kingsdown, Kent TN15 6AY.

41.1 22/01961/FUL - Land East Of Westfield Cottages, Fawkham Road, West Kingsdown,
Kent, TN15 6AY.

The proposal sought the construction of a training academy facility, a
groundskeeper building and a security building, an indoor pitch and outdoor
football pitches including an artificial football pitch and associated training areas,
car and cycle parking, hard and soft landscaping, and a new access to Fawkham
Road. The application had been referred to the Committee at the discretion of the
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Chief Planning Officer, as the Development was of a significant nature being major
development in the Green Belt.

Members’ attention was brought to the main agenda papers and the late
observation sheets, which proposed an additional condition and an additional
recommendation.

The Committee were addressed by the following speakers:

Against the Application: Michael Titchner

For the Application: Steve Kavanagh

Parish Representative: lan Bosley

Local Members: Cllr. Fothergill, who also read out a

letter from Cllrs Bulford and Harrison
A question of clarification was asked by the speaker Against the Application.
Members asked questions of clarification to the speakers and the officers.

It was explained to the Committee that there had been engagement with some
local schools before the application was submitted, and that the Millwall
Community Trust would appoint a local liaison officer should planning permission
be granted, to build on that engagement. Members also sought clarification about
the employment opportunities the development would bring to the local area. The
usage of the pitches, and the likely hours of operation for the complex, were also
clarified.

Members heard that the impact of the development on traffic would be low, and
that the scale of the car park would prevent any parking from spilling into the
road. They further heard that the floodlights on the pitches and car park were
angled downwards and would not impact drivers on the M20 or nearby residences.
They were advised that the National Planning Policy Framework allowed for
development on the Green Belt if the benefits clearly outweighed the harm.

It was moved by the Chairman and duly seconded that the recommendations within
the report and late observations, be agreed.

Members discussed the traffic implications of the site, and concerns regarding the
power requirements of the development. They further discussed the possible
community and economic benefits of the development, as presented within the
draft S106 agreement.

The motion was put to the vote and it was:
Resolved: That

A) planning permission be GRANTED subject to:



a)

c)
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The application being referred to the Secretary of State for Housing,
Communities and Local Government, as major development in the Green
Belt, to decide whether to call the application in, and

the application being referred to the Secretary of State for Transport, in
accordance with the Town and Country Planning (Development Affecting
Trunk Roads) Direction 2018, and

The conditions set out below, subject to any minor changes to wording
being agreed by the Chief Officer for Planning and Regulatory Services,
and

A satisfactory legal agreement made under section 106 of the Town and
Country Planning Act 1990 (as amended) being completed no later than
31 January 2023, unless in accordance with a new timescale agreed in
writing by the Chief Officer for Planning and Regulatory Services.

Section 106 Agreement

The Section 106 Agreement shall include the following requirements:

Community Benefit Plan for the District and West Kingsdown in
particular, to support the objectives of the Council’s Community Plan
Community Liaison Officer

An Economic Development Strategy to maximise opportunities for
residents of Sevenoaks District for employment, skills, training, and
volunteering and support the objectives of the Sevenoaks Economic
Development Strategy

Funds to improve the Public Right of Way to Hever Road, West Kingsdown
Travel Plan Monitoring

Shuttle bus - as part of an overall travel plan.

Planning conditions

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

Reason: In pursuance of section 91 of the Town and Country Planning Act
1990.

2. The development hereby permitted shall be carried out in accordance
with the following approved plans and details:

Drawings Documents

AFL-Z2-00-DR-A-20100 PO1 Design & Access Statement (all parts)
(July 2022)

AFL-Z2-01-DR-A-20101 PO1 Air Quality Assessment (July 2022)
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AFL-Z2-XX-DR-A-20201 PO1

Arboricultural Impact Assessment (July
2022)

AFL-Z2-XX-DR-A-20202 PO1

Archaeological Desk Based Assessment
(July 2022)

AFL-Z2-RF-DR-A20103 P2

Phase 1 Preliminary Contamination
Assessment (all parts) (July 2022)

AFL-Z3-XX-DR-A-20100 PO1

Ecological Appraisal (July 2022)

AFL-Z4-00-DR-A-20100 PO1

Energy and Sustainability Statement
(July 2022)

AFL-727-77-DR-A-00910 PO1

Heritage Impact Assessment (July 2022)

EDL-ZZ-XX-DR-L-0100 P1

Interim Travel Plan (July 2022)

AFL-ZZ-77-DR-90300 P2

Landscape Design and Access Statement
(all parts) (July 2022)

AFL-Z1-00-DR-A-20100 P3

Planning Statement (all parts) (July
2022)

AFL-Z1-01-DR-A-20101 P3

Statement of community involvement
(July 2022

AFL-Z2-XX-DR-A-20201P3

Transport Assessment (all parts) (July
2022)

AFL-7ZZ-77-DR-A-20911 PO1

Flood Risk Assessment and Sustainable
Drainage Strategy (August 2022)

AFL-Z4-XX-DR-A-20201 PO1

Noise Impact Assessment (August 2022)

Landscape and Visual Impact Assessment
(July 2022)

Reason: For the avoidance of doubt and in the interests of proper planning.

3. For the purposes of this planning permission, any reference to ‘site
preparation works’ in conditions 9, 10, 11 and 13 relates to the following

works only:

i. Site surveys;

[y

i. Site clearance;

iii. Works of archaeological and/or ground investigation;

iv. The erection of fencing and/or hoardings associated with the construction

of the development.

v. The provision of security measures and lighting associated with the
construction of the development.

vi. The erection of temporary buildings or structures associated with the
construction of the development.

Reason: For the avoidance of doubt and for the purposes of clarification.

4. Prior to commencement of works (including site clearance), a Landscape
and Ecological Management Plan (LEMP) will be submitted to, and be
approved in writing by, the local planning authority. The content of the
LEMP will based on the recommendations and proposals within the

4
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Landscape Design Statement (EDLA, July 2022), Landscape Masterplan
(EDLA, June 2022), Ecological Appraisal report para. 6.2.3-13 (Aspect
Ecology, July 2022) and the Biodiversity Net Gain report (Aspect Ecology,
July 2022) and include the following:

Description and evaluation of features to be managed;
Constraints on site that might influence management;

Aims and objectives of management;

Appropriate management prescriptions for achieving aims and
objectives;

Preparation of a work schedule (including an annual work plan capable
of being rolled forward over a five-year period;

Details of the body or organisation responsible for implementation of
the plan, and;

Ongoing monitoring and remedial measures (with reference to
Biodiversity Net Gain targets).

The approved plan will be implemented in accordance with the approved
details.

Reason: To preserve and enhance ecology and biodiversity in accordance
with policy SP11 of the Sevenoaks Core Strategy.

5. Prior to commencement of works (including site clearance), a
construction environmental management plan (CEMP) will be submitted to
and approved in writing by the local planning authority. The CEMP will be
based on the recommendations in section 6.1 of the Ecological Appraisal
report (Aspect Ecology, July 2022) and include the following:

Risk assessment of potentially damaging construction activities;
Identification of ‘biodiversity protection zones’;

Practical measures (both physical measures and sensitive working
practises) to avoid or reduce impacts during construction (may be
provided as a set of method statements);

The location and timing of sensitive works to avoid harm to
biodiversity features;

The times during construction when specialist ecologists need to be
present on site to oversee works;

Responsible persons and lines of communication;

The role and responsibilities on site of an ecological clerk of works
(ECoW) or similarly competent person, and;

Use of protective fences, exclusion barriers and warning signs. The
approved CEMP will be adhered to and implemented throughout the
construction period in accordance with the approved details.Landscape
and ecological management plan (including a proposed buffer planting)

The development shall be carried out in accordance with the approved

details.

Reason: To ensure adequate protection and mitigation for biodiversity
during the construction process, to comply with policy SP11 of the Core
Strategy and the NPPF
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6. Prior to the commencement of any works (including site clearance), a
mitigation strategy for hazel dormice will be submitted to, and approved by,
the local planning authority. This will be informed by the completed surveys
for hazel dormice. The approved strategy will be implemented thereafter.

Reason: To ensure the development does not result in any harm to
protected species and to accord with policy SP11 of the Sevenoaks Core
Strategy.

7. Prior to commencement of works a Construction Management Plan shall

be submitted to the Local Planning Authority, it will include the following:

(a) Routing of construction and delivery vehicles to / from site

(b) Parking and turning areas for construction and delivery vehicles and site
personnel

c) Timing of deliveries

d) Provision of wheel washing facilities

e) Temporary traffic management / signage

f) Provision of measures to prevent the discharge of surface water onto the
highway

(g) Control of cranes to avoid over sailing the M20.

The development shall be carried out in accordance with the approved

details.

(
(
(
(

Reason: To ensure the construction of the development preserves highway
safety for all users in accordance with Policy T1 of the Sevenoaks Allocations
and Development Management Plan.

8. Prior to commencement of development the application, or their agents
or successors in title will secure the implementation of

i) Archaeological field evaluation works in accordance with a specification
and written timetable which has been submitted to and approved by the
local planning authority and

ii) Following on from the evaluation any safeguarding measures to ensure
preservation in situ of important archaeological remains and/or further
archaeological investigation and recording with a specification and
timetable which has been submitted to and approved by the local
planning authority.

The development shall be carried out in accordance with the approved
details.

Reason: To ensure that features of archaeological interest are properly
examined and recorded and that due regard is had to the preservation in
situ of important archaeological remains. And to accord with policy EN4 of
the Sevenoaks Allocations and Development Management Plan.
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9. Prior to the commencement, except for site preparation works listed in
condition 3, a detailed sustainable surface water drainage scheme for the
site shall be submitted to (and approved in writing by) the local planning
authority. The detailed drainage scheme shall be based upon the Flood Risk
Assessment and Sustainable Drainage Strategy dated 5th July 2022 prepared
by Herrington Consulting Limited 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):

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

ii) 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.

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.

10. Prior to the commencement, except for site preparation works listed in
condition 3, details of the proposed materials for the access, pathways, car
park and other areas of hardstanding shall be submitted to and approved in
writing by the Local Planning Authority. The development shall be carried
out in accordance with the approved details.

Reason: To ensure the proposed hard landscaping is suitable to the rural
context and to accord with policy EN1 of the Sevenoaks Allocations and
Development Management Plan.

11. Prior to the commencement, except for site preparation works listed in
condition 3, full details of the soft landscape proposals, including size,
species, a programme of implementation and a schedule of landscape
maintenance for a minimum period of 10 years, shall be submitted to and
approved in writing by the local planning authority. The approved landscape
scheme shall be implemented prior to the occupation of the development
hereby approved unless otherwise agreed in the programme of
implementation and thereafter retained in accordance with the approved
details.
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Reason: To preserve the character of the countryside and to accord with
policy EN1 of the Sevenoaks Allocations and Development Management Plan.

12. Prior to commencement, a scheme for securing the site during
construction shall be submitted for approval in writing. The development
shall be carried out in accordance with the approved details.

Reason: To ensure the site is secure and safe, and to avoid trespassing by
unwarranted persons. In accordance with Crime Prevention regulations and
policy EN1 of the Allocations and Development Management Plan.

13. Prior to the commencement, except for site preparation works listed in
condition 3, details of existing and proposed finished site levels, finished
floor and ridge levels of the buildings to be erected, and finished external
surface levels shall be submitted to and approved in writing by the local
planning authority. The development shall thereafter be constructed in
accordance with the approved details.

Reason: In order to safeguard the character of the area and the amenities of
the occupiers of neighbouring properties in accordance with Policy EN1 of
the Sevenoaks Allocations and Development Management Plan.

14. If, during development, contamination not previously identified is found
to be present at the site then no further development (unless otherwise
agreed in writing with the local planning authority (LPA) shall be carried out
until a remediation strategy detailing how this contamination will be dealt
with has been submitted to and approved in writing by the LPA. The
remediation strategy shall be implemented as approved.

Reason: to ensure that the development does not contribute to or is not put
at unacceptable risk form or adversely affected by unacceptable levels of
water pollution from previously unidentified contamination sources at the
development site in line with paragraph 174 of the National Planning Policy
Framework (NPPF).

15. No infiltration of surface water drainage into the ground is permitted
other than with the written consent of the LPA. The development shall be
carried out in accordance with the approved details.

Reason: to ensure that the development does not contribute to or is not put
at unacceptable risk from or adversely affected by unacceptable levels of
water pollution caused by mobilised contaminants in line with paragraph
174 of the NPPF.

16. A detailed remediation scheme to bring the site to a condition suitable
for the intended use by removing unacceptable risks to human health,

8
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buildings and other property and the natural and historical environment
must be prepared by suitably qualified and accredited persons, and shall be
submitted to and approved in writing by the local planning authority.

The scheme must include all works to be undertaken, proposed remediation
objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that, after remediation,
as a minimum, the site should not be capable of being determined as
contaminated land under Part 2A of the Environmental Protection Act 1990.

The approved remediation scheme must be carried out in accordance with
its terms prior to the commencement of development other than that
required to carry out remediation, unless otherwise agreed in writing by the
local planning authority. The local planning authority must be given two
weeks written notification of commencement of the remediation scheme
works.

Following completion of measures identified in the approved remediation
scheme, a verification report that demonstrates the effectiveness of the
remediation carried out must be prepared by suitably qualified and
accredited persons and submitted to the local planning authority for written
approval.

Reason: To ensure the development is free from contamination in
accordance with policy EN1 of the Sevenoaks Allocations and Development
Management Plan.

17. No external lighting, whether temporary or permanent, shall be placed
or erected within the site unless details are submitted to and approved in
writing by the local planning authority. Any details to be submitted shall be
in accordance with 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.
Any details to be submitted shall also follow the recommendations within
the Bats and artificial lighting in the UK document produced by the Bat
Conservation Trust and Institution of Lighting Professionals. The
development shall thereafter be carried out in accordance with the
subsequently approved details and maintained as such thereafter.

Reason: To ensure the use of the site does not result in harm to ecology and
protected species or residential amenity in accordance with policy SP11 of
the Sevenoaks Core Strategy and policies EN1 and EN2 of the Allocations and
Development Management Plan.

18. The development shall not be brought into use until a detailed Travel
Plan, to reduce dependency on the private car, has been submitted to and

9
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approved in writing by the Local Planning Authority. The detailed Travel
Plan shall include objectives and modal-split targets, a programme of
implementation and provision for monitoring, review and improvement.
Thereafter, the Travel Plan shall be put into action and adhered to
throughout the life of the development, or that of the Travel Plan itself,
whichever is the shorter.

Reason: In the interests of highway safety as supported by Policies EN1 and
T2 of the Allocations and Development Management Plan.

19. The parking spaces shown on the approved plans shall be provided and
retained prior to the first occupation.

Reason: To ensure the development has sufficient off road parking
provisions in accordance with policy T2 of the Sevenoaks Allocations and
Development Management Plan.

20. The Electric Vehicle Charging Infrastructure shall be provided prior to
the use of the site commencing. All Electric Vehicle chargers provided in
developments must be provided to Mode 3 standard (providing up to 7kw or
50kw for rapid charge).

Reason: To accord with policy T3 of the Sevenoaks Allocations and
Development Management Plan.

21. The following works between development and the adopted highway
shall be completed prior to occupation:

(a) footways and/or footpaths, with the exception of the wearing course

(b) carriageways, with the exception of the wearing course but including a
turning facility, highway drainage, visibility splays, street lighting, street
nameplates and highway structures (if any).

Reason: In the interests of highway safety as supported by Policies EN1 and
T2 of the Allocations and Development Management Plan.

22. Prior to occupation, the applicant, or their agents or successors in title,
will secure the implementation and completion of a programme of
archaeological post excavation and publication work in accordance with a
written specification and timetable which has been submitted to and
approved by the Local Planning Authority.

Reason: To ensure that results of archaeological investigation are properly
assessed and disseminated in accordance with NPPF

23. No development shall be occupied until confirmation has been provided
that either:

10
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i. Foul water Capacity exists off site to serve the development, or

ii. A development and infrastructure phasing plan has been agreed with the
Local Authority in consultation with Thames Water. Where a development
and infrastructure phasing plan is agreed, no occupation shall take place
other than in accordance with the agreed development and infrastructure
phasing plan, or
iii. All Foul water network upgrades required to accommodate the additional
flows from the development have been completed.

Reason: Network reinforcement works may be required to accommodate the
proposed development.

24. No building on any phase (or within an agreed implementation schedule)
of the development hereby permitted shall be occupied until a Verification
Report, pertaining to the surface water drainage system 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 under
condition 8. 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.

25. 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.

26. Prior to first occupation details of refuse storage and collection shall be
submitted to and approved in writing. The development shall be carried out
in accordance with the approved details.

Reason: To accord with policy EN1 of the Sevenoaks Allocations and
Development Management Plan.

11
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27. The hedgerows on the periphery of the site as shown on drawing EDL-ZZ-
XX-DR-L-0100 P1 shall be retained unless otherwise agreed in writing by the
Local Planning Authority in accordance with the approved landscaping
scheme pursuant to condition 10 of this permission.

Reason: To preserve the character of the area and to preserve neighbour
amenity in accordance with policy EN1 and EN2 of the Sevenoaks Allocations
and Development Management Plan.

28. Notwithstanding the provision of the Town and Country Planning (Use
Classes) Order 1987 (as amended) and the Town and Country Planning
(General Permitted Development) (England) Order 2015 (as amended) the
use of the site and buildings shall be incidental to the use of the site as a
football training ground and academy and for no other purpose or use
including uses in Class E, F1 or F2 of the (Use Classes) Order 1987 (as
amended)

Reason: To preserve the amenity of neighbouring residents and highway
safety in accordance with policies EN1, EN2 and T2 of the Sevenoaks
Allocations and Development Management Plan.

29. Prior to works above damp-proof course level, details of all renewable
energy generation proposed, including size, positioning and numbers and
specifications, shall be submitted to the Local Planning Authority for
approval in writing. The development shall be carried out in accordance
with the approved details.

Reason: In the interests of sustainability and to accord with policy SP2 of the
Sevenoaks Core Strategy.

Informatives:

. It is important to note that planning permission does not convey any
approval to carry out works on or affecting the public highway. Any changes
to or affecting the public highway in Kent require the formal agreement of
the Highway Authority, Kent County Council (KCC), and it should not be
assumed that this will be a given because planning permission has been
granted.

. The CLAIRE definition of Waste- Development Industry Code of Practice
(Version 2) provides operators with a framework for determining whether or
not excavated material arising from site during remediation and/or land
development works are waste or have ceased to be waste.

. It is recommended the applicant contact Thames Water Developer Services
and request a capacity check.

12
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4. Please be aware that this development is also the subject of a Legal
Agreement under Section 106 of the Town and Country Planning Act 1990.

B) If the S106 legal agreement is not signed in accordance with the above
recommendation (A), then planning permission be REFUSED on the following
grounds:

The proposed buildings would be inappropriate development in the Green
Belt, harmful to its openness and the character of the area, due to the
proposed size, scale, and bulk. Inappropriate development is, by definition,
harmful to the maintenance of the Green Belt. A S106 Agreement has not
been agreed to secure the benefits of the scheme and therefore there are
no very special circumstances that clearly outweigh the harm identified. As
such the proposals are contrary to the National Planning Policy Framework.

THE MEETING WAS CONCLUDED AT 8.31 PM

CHAIRMAN
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