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4.1 – SE/13/00134/FUL Date expired 26 April 2013 

PROPOSAL: Demolition of existing buildings and erection of food store, 
along with car parking, recycling centre, servicing 
arrangements, junction improvements, access and 
landscaping. Erection of petrol filling station. 

LOCATION: Land At Station Road & Fircroft Way, Edenbridge, TN8 6HQ    

WARD(S): Edenbridge North & East 

 

ITEM FOR DECISION 

This item is being called back to Development Control Committee as an update report 
following the Secretary of State not calling the application in, and the S106 Agreement 
not originally being completed within the timescale set by Committee.  New information 
since the previous meeting is considered. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 
conditions:- 

1) The development hereby permitted shall be begun before the expiration of 3 
years  from the date of this permission. 

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

2) No development shall be carried out on the land until details and samples of the 
materials to be used in the construction of the external surfaces of the building hereby 
permitted have been submitted to and approved in writing by the Council. The 
development shall be carried out using the approved materials. 

To maintain the integrity and character of the building as supported by Policy EN1 of the 
Sevenoaks District Local Plan. 

3) No development shall commence until details of all external lighting, including 
floodlighting (whether temporary or permanent in nature), have been submitted to and 
approved in writing by the Local Planning Authority. The development shall be carried out 
in accordance with the approved details and so maintained thereafter. 

In the interests of the visual amenities of the area, and to minimise impact on bats in 
accordance with Policies EN1 and EN31 of the Sevenoaks Local Plan, SP11 of the Core 
Strategy and the NPPF. 

4) Prior to its installation, full details of the type and position of proposed plant 
(including air conditioning, refrigeration, fume and extract and similar plant) shall be 
submitted to and approved in writing by the Local Planning Authority. Details shall 
include product details and noise specifications where appropriate and scaled drawings 
to the show appearance and position of the plant on the site. The plant shall be installed 
only in accordance with the approved details and maintained thereafter. The maximum 
noise levels detailed in the acoustic specification shall not be exceeded for the duration 
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of the use. 

In the interests of visual and residential amenity in accordance with Policy EN1 of the 
Sevenoaks Local Plan. 

5) Once installation is complete and prior to the store becoming operational, a noise 
validation assessment of the plant and equipment shall be carried out. If sufficient 
attenuation of the noise has not been achieved in accordance with the noise 
specifications detailed in the acoustic report approved under condition 4, mitigation 
measures shall be submitted for approval. These measures shall be implemented and 
maintained thereafter. 

In the interests of residential amenity in accordance with Policy EN1 of the Sevenoaks 
District Local Plan. 

6) Within 6 months of the store becoming operational, the applicant shall carry out  
a further acoustic assessment of the store.. If observed noise levels are greater than 3 
dB(A) above the predicted levels, then additional mitigation works to bring it below this 
level shall be submitted to and approved in writing by the local planning authority. The 
approved details shall be implemented within 3 months of their approval and retained 
thereafter. 

In the interests of residential amenity in accordance with Policy EN1 of the Sevenoaks 
District Local Plan. 

7) No groundworks, other than the demolition of the existing buildings, shall be 
commenced until:  
a) a site investigation has been undertaken to determine the full nature and extent of 
any land contamination, and  
b) the results of the investigation, together with an assessment by a competent person 
and details of a scheme to contain, treat or remove any contamination, as appropriate, 
has been submitted to and approved in writing by the Local Planning Authority. The 
assessment and scheme shall have regard to the need to ensure that contaminants do 
not escape from the site to cause air and water pollution or pollution of adjoining land. 
The scheme shall include details of arrangements for responding to any discovery of 
unforeseen contamination during the undertaking of the development hereby permitted, 
including a requirement to notify the Local Planning Authority of the presence of any such 
previously unidentified contamination. Prior to the first use of the development hereby 
permitted: 
c) the approved remediation scheme shall be fully implemented, and d) a certificate shall 
be provided to the Local Planning Authority by a responsible person stating that 
remediation has been completed and the site is suitable for the permitted use. 
Thereafter, no works shall take place within the site such as to prejudice the effective of 
the approved scheme of remediation. 

In the interests of amenity and public safety in accordance with the NPPF. 

8) The premises shall not be open to visiting members of the public outside the 
hours of 07:00 to 22:00 Monday to Saturday and 10:00 to 17:00 Sundays and Bank 
Holidays. 

To safeguard the amenities of the occupiers of properties nearby to the site as supported 
by Policy EN1 of the Sevenoaks District Local Plan. 
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9) No more than 30% of the net sales floor area shall be used for display and sale of 
comparison goods. 

To define the scope of this permission, to ensure adequate parking and to prevent an 
adverse impact upon Edenbridge Town Centre in accordance with policy LO6 of the Core 
Strategy, policy EN1 of the Sevenoaks District Local Plan and in accordance with 
guidance contained within the NPPF. 

10) Irrespective of the provisions the Town and Country Planning (General Permitted 
Development) Order 1995 (or any order revoking and re-enacting that order with or 
without modification) no improvement, enlargement or other alteration to the building 
and the site the subject of this application, including further horizontal subdivision to 
provide a mezzanine floor, shall be undertaken. 

To define the scope of this permission, to ensure adequate parking and to prevent an 
adverse impact upon Edenbridge Town Centre in accordance with policy LO6 of the Core 
Strategy, policy EN1 of the Sevenoaks Local Plan and in accordance with guidance 
contained within the NPPF. 

11) The retail unit shall be occupied as a single retail unit only and shall not be 
subdivided into separate units. 

To define the scope of this permission, to ensure adequate parking and to prevent an 
adverse impact upon Edenbridge Town Centre in accordance with policy LO6 of the Core 
Strategy, policy EN1 of the Sevenoaks District Local Plan and in accordance with 
guidance contained within the NPPF. 

12) No development shall be carried out on the land until full details of soft and hard 
landscaping works and boundary treatments have been submitted to and approved in 
writing by the Local Planning Authority.  Those details shall include:- details of proposed 
hard surfaces, including details of the materials to be used on the finished parking, 
access and pathway surfaces.- height, material and finish of all boundary treatments.- 
planting plans (identifying existing planting, plants and trees to be retained and new 
planting). The proposed planting plans shall show native planting.-a schedule of new 
plants and trees (noting species, size of stock at time of planting and proposed 
number/densities) and-a programme of implementation. Soft and hard landscaping and 
boundary treatments shall be carried out before the first use of the unit hereby approved 
or otherwise in accordance with the agreed programme of implementation. Boundary 
treatments shall be maintained thereafter.  If within a period of five years from the 
completion of the development, any of the trees or plants that form part of the approved 
details of soft landscaping die, are removed or become seriously damaged or diseased 
then they shall be replaced in the next planting season with others of similar size and 
species. 

To safeguard the visual appearance of the area in accordance with policy EN1 of the 
Local Plan. 

13) The development shall achieve BREEAM 'Very Good' standard including at least a 
10% reduction in total carbon emissions through the on-site installation and 
implementation of decentralised, renewable or low-carbon energy sources. Evidence 
shall be provided to the Local Authority                                       
i) Prior to the commencement of development, a design stage assessment to 
demonstrate how it is intended the development will achieve BREEAM Very Good 
standard (including a 10% reduction in total carbon emissions) or alternative as agreed 
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in writing by the Local Planning Authority and ii) Prior to the occupation of the 
development, that the development has achieved  BREEAM Very Good' standard 
(including a 10% reduction in total carbon emissions) or alternative as agreed in writing 
by the Local Planning Authority 

In the interests of sustainable development in accordance with SP2 the Core Strategy 
and the NPPF. 

14) Notwithstanding the details submitted with the planning application, development 
shall not begin until a sustainable water drainage scheme for the site has been 
submitted to and approved in writing by the local planning authority. The drainage 
strategy should demonstrate the surface water run off generated up to and including the 
100yr critical storm will not exceed the run off from the undeveloped site following the 
corresponding rainfall event, and so not increase the risk of flooding both on, or off site. 
The submission shall address the following issues: An estimate of inflow entering the site 
from the railway culvert should be made, in order to assess the size of the proposed pipe 
needed to connect it to the surface water network on Fircroft Way. A detailed network 
analysis to confirm proposed discharge will be no greater than the existing rate and that 
a sufficient volume of storage will be provided. A 20% increased rainfall intensity should 
be used in the design to accommodate climate change. The scheme shall subsequently 
be implemented in accordance with the approved details before the development is 
completed.  

To prevent an increased risk of flooding both on and off site. 

15) Prior to commencement of the use, details of bat and bird boxes located 
throughout the site shall be submitted to and approved in writing by the Local Planning 
Authority. The approved scheme shall be implemented prior to use of the store and 
approved thereafter. 

In the interests of ecological protection in accordance with policy SP11 of the Core 
Strategy and the NPPF 

16) Prior to the works commencing on site, details of provision for construction 
vehicle loading, unloading, parking and turning shall be submitted to and approved by 
the Local Planning Authority and thereafter shall be provided and retained throughout 
the construction of the development. 

To ensure that construction vehicles can be parked, unloaded and manoeuvred off the 
highway, in the interests of highway safety. 

17) Prior to the works commencing on site, details of parking for site personnel, 
operatives and visitors shall be submitted and approved by the Local Planning Authority 
and thereafter shall be provided and retained throughout the construction of the 
development. 

To ensure provision of adequate off street parking for vehicles, in the interests of 
highway safety and to protect the amenity of local residents. 

18) Adequate precautions shall be taken during the progress of the works to guard 
against the deposit of mud, stones and similar substances on the public highway in 
accordance with proposals to be submitted to and agreed in writing by the Local Planning 
Authority. Such proposals shall include washing facilities by which vehicles will have their 
wheels chassis and bodywork effectively cleaned and washed free of mud and similar 
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substances. 

In the interests of highways safety and amenity. 

19) No part of the development shall be occupied until vehicle parking space has 
been provided in accordance with the approved drawing CHQ.11.9683-PL05B. The 
spaces approved shall be retained for parking in association with the development. 

To ensure that the development is provided with adequate parking facilities in order to 
reduce the likelihood of roadside parking which could be detrimental to the free flow of 
traffic and to highway safety in accordance with policy EN1 of the Sevenoaks District 
Local Plan. 

20) No part of the development shall be occupied until secure cycle parking facilities 
for both staff and customers have been provided in accordance with details that have 
first been submitted to and approved in writing by the Local Planning Authority. These 
facilities shall thereafter be kept available for the parking of cycles in association with 
the development at all times. 

To ensure that the development is provided with adequate parking facilities in order to 
encourage the use of alternative modes of transport in accordance with SP2 of the Core 
Strategy. 

21) Prior to the commencement of the development, a scheme for the management 
of deliveries shall be submitted to and approved in writing by the Local Planning 
Authority. The recommendations of the approved scheme shall be fully carried out and 
put into place prior to the first use of the building and thereafter maintained in operation. 

To ensure the impact of deliveries is minimised in accordance with policy EN1 of the 
Sevenoaks District Local Plan. 

22) The development hereby permitted shall be carried out in accordance with the 
following approved plans: CHQ.11.9683-PL02, CHQ.11.9683-PL03, CHQ.11.9683-PL04, 
CHQ.11.9683-PL05B, CHQ.11.9683-PL06, CHQ.11.9683-PL07, CHQ.11.9683-PL08, 
3150/20C, 3150/21, 925-01, 925-02, 925-04, 925-05. 

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

23) Prior to commencement of the use, details of an electric vehicle charging point in 
the public car park shall be submitted to and approved by the Local Planning Authority. 
The electric vehicle charging point shall be installed prior to commence of the use, and 
maintained thereafter. 

In the interests of sustainability. 

In determining this application, the Local Planning Authority has had regard to the 
following Development Plan Policies: 

Sevenoaks District Local Plan - Policies EN1, VP1, EP8 , EB1  

Sevenoaks District Core Strategy 2011 - Policies LO1, LO6, SP1, SP2,  SP8, SP9, SP11 
NPPF 

The following is a summary of the main reasons for the decision: 
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The scale, location and design of the development would respect the context of the site 
and enhance the visual amenities of the locality. 

The traffic movements generated by the development can be accommodated without 
detriment to highway safety. 

The development would not have a detrimental effect on residential amenity 

The proposal would provide an adequate level of parking provision 

Although there would be a loss of employment land ,there would be an increase in the 
number of jobs 

There would be planning benefits to Edenbridge in the increased retail choice provided 
by the development. 

Informatives 

1) Underwater fuel storage should be undertaken in accordance with the 
Environment Agency's Ground Water Protection: Policy and Practice (GP3) and with the 
Association for Petroleum and Explosives Administration document: Guidance for Design, 
Construction, Modification, Maintenance and Decommissioning of Filling Stations. The 
Environmental permitting Regulations make it an offence to cause or knowingly permit 
any discharge that will result in the input of pollutants to ground or surface waters.  

2) The applicant will be required to enter into a Section 278 agreement with the 
Highway Authority in order to undertake any works on the public highway. 

3) 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. 

Note to Applicant 

In accordance with paragraphs 186 and 187 of the NPPF Sevenoaks District Council 
(SDC) takes a positive and proactive approach to development proposals.  SDC works 
with applicants/agents in a positive and proactive manner, by; 

• Offering a duty officer service to provide initial planning advice, 

• Providing a pre-application advice service, 

• When appropriate, updating applicants/agents of any small scale issues that may 
arise in the processing of their application, 

• Where possible and appropriate suggesting solutions to secure a successful 
outcome, 

• Allowing applicants to keep up to date with their application and viewing all 
consultees comments on line 
(www.sevenoaks.gov.uk/environment/planning/planning_services_online/654.asp), 

• By providing a regular forum for planning agents, 

• Working in line with the NPPF to encourage developments that improve the 
improve the economic, social and environmental conditions of the area, 

• Providing easy on line access to planning policies and guidance, and 
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• Encouraging them to seek professional advice whenever appropriate. 

In this instance the applicant/agent: 

1) Was provided with pre-application advice. 

2) Was provided the opportunity to submit amendments which led to improvements 
to the acceptability of the proposal. 

Update Report 

1 Members will recall that Development Control committee resolved to grant 
permission for application SE/13/00134/FUL on 8th August 2013. A copy of the 
Officers report which was presented to the committee is attached as Appendix 1 
(and the late observation report submitted as Appendix 2). 

2 The committee resolution was: 

‘That, provided the application was not recovered by the Secretary of State, 
planning permission be GRANTED subject to the completion of an acceptable 
unilateral  undertaking within three months of the meeting and as per conditions 
to be agreed in consultation with the local Members’ 

3 Because of the size of the proposed floorspace, the application was referred to 
the Department of Communities and Local Government (DCLG) to decide whether 
the Secretary of State wished to all it in. 

4 The DCLG confirmed by letter dated 19th December 2013 that the Secretary of 
State did not wish to call in the application. Because the legal agreement 
attached to 13/00134/FUL has not been completed within the three month 
deadline resolved by committee, the application has been reverted back to 
committee in the form of this update report. 

5 A signed legal agreement has now been received and therefore this report seeks 
confirmation from Members that they wish to update their previous resolution and 
grant permission for the development. 

6 The conditions have been agreed with Local Members and they are set out above. 

Other matters 

7 Since this application was heard at committee on 8.8.13, the Co-op have 
announced that their site in Edenbridge town centre is to be sold to Waitrose and 
the retail operator on the site will therefore change.  

8 The Council has sought advice from its retail advisor GVA on this matter to 
determine if this change in operator would have any impact on the retail 
assessment of the application. GVA have advised: 

‘The decision by Waitrose to take occupancy of the Co-Op is relevant only in so far 
as it may influence what may be judged a “significant adverse” impact for the 
purpose of the NPPF retail test. As you know, our previous concern was that the 
Co-Op could close as a result of the combined impact of the two stores and this 
would have a knock on effect on the town centre due to the loss of linked 
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trips.  The fact that Waitrose has chosen to invest in the town centre, presumably 
in full knowledge of the Council’s resolution to approve the Sainsbury’s 
application and the outstanding Tesco application, provides some comfort that 
this important town centre store will not close. However, whilst Waitrose’s 
commitment to investing in the town centre is important, given the finite 
availability of expenditure in the area, the store will still be vulnerable to trade 
diversion and should be afforded some protection.  

Although quantitative need is not a retail test, there is only so much expenditure 
which can sustainably support additional foodstore provision in the area. We 
previously advised that the development of the two out of centre foodstores 
proposed would increase the overall impact on Edenbridge to beyond an 
acceptable level, and we consider that this conclusion remains unchanged.  

The expected average turnover of the Waitrose store will be higher than the 
existing Co-Op and therefore ‘absorb’ more local expenditure. However, it is also 
likely that it will “claw back” existing Waitrose customers who visit stores 
elsewhere in the area (such as East Grinstead) which neither the proposed 
Sainsbury’s nor Tesco could realistically achieve.  We therefore consider that 
these combined effects will largely balance each other out and the conclusions of 
our previous advice with respect to cumulative impact will remain unchanged. We 
therefore do not consider that it is necessary to undertake a new Retail Impact 
Assessment.  

We previously advised that the Sainsbury’s proposal would result in a high level of 
impact on both existing stores in the town centre and a reduction in linked-trips, 
and concluded that the proposal was on the margins of acceptability. Following 
the announcement of Waitrose’s commitment to the town centre, this will to 
some extent help offset the impact of the Sainsbury’s on the town centre and 
alleviate some of the concerns previously identified in relation to the potential 
loss of linked trips.  With regards to Tesco, we advised that the Tesco store, in 
isolation, would have less impact on Edenbridge town centre than the 
Sainsbury’s, due to its smaller scale and turnover. This remains the case.’ 

9 This advice does not suggest that the change of occupier in the town centre 
amounts to a material change of circumstance that would justify Members 
making a different decision to that made in August. 

Further Consultation responses 

10 One additional letter of objection has been received which objects to the store on 
the basis that no further stores are needed in Edenbridge and that the proposal 
would result in traffic and pollution. These matters were addressed in the earlier 
report. 

11 The Council has now also received a formal objection by Waitrose Ltd. The 
Councils retail advisor has been asked to further review the impact of the change 
in operator and this will be addressed later in the report. The Waitrose agent’s 
objections are as follows: 

 The advice provided by GVA in response to the change in operator does not 
represent a proper assessment of the implications of the change in operator. It is 
based on flawed and unsubstantiated assumptions which, in their view cannot be 
relied upon to assess the implications properly. 
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 Waitrose was not aware of the Council’s resolution to approve the Sainsbury’s 
application. At the time Waitrose agreed to buy the Co-op, they had expected the 
Sainsbury’s application would be refused and that they were going to get a Tesco 
store of half the size.  

 A change in occupier is a material planning consideration, as assumptions about 
trade diversion are based on the market position of the retailer, as confirmed by 
the Practice Guidance at paragraph 7.28, which identifies the market sector/role 
“as a key factor” affecting the judgement of trade draw and diversion. We 
understand that GVA previously estimated that the Sainsbury’s proposal would 
have an estimated impact of 26.5% on the town centre as a whole, with impact of 
up to 50% on the Co-op, as a result they advised that the Sainsbury’s proposal 
was on “the margins of acceptability”. It is essential in our view, that Members 
fully consider the implications of a Waitrose store opening, especially given the 
previous advice on impact by GVA 

 The impact of the Sainsbury’s proposals were also subject to risks, including the 
greater than anticipated uptake of internet spending and/or slower than 
anticipated growth in expenditure, which could lead to greater impacts on the 
turnover of the town centre anchor stores. Also identified was the risk that the Co-
op store was not overtrading to the extent forecast and if it was not, the extent 
which it could sustain a reduction in turnover.  

 The Council should consider fully the implications of the change in operator as 
required by the NPPF test; especially since this was such a finely balanced advice 
and instruct their consultants to undertake a new Retail Impact Assessment. 

 The assertions by GVA in their response (above) is not based any analysis of 
existing shopping patterns or assessment of market share compared with other 
operators in the catchment area. They believe that GVA has exaggerated the 
likely ability of the Edenbridge store to claw back trade from East Grinstead store 
and that it is unrealistic to assume that the new Edenbridge store will claw back 
trade from this zone, given the good road connections and attractiveness of the 
existing store.  

 The estimated impact of 50% on the Co-op store was previously only acceptable, 
on the basis that the Co-op was trading at some 52% above Company average. 
For Waitrose to sustain the same level of impact as the Co-op, it would also have 
to trade above Company average ie at £19.3m to be acceptable. However it is 
likely, given the difference in customer base between Waitrose and the Co-op that 
Sainsbury’s would compete more directly for trade with Waitrose than the Co-op. 
As a result, the level of trade diversion could be greater than previously predicted. 

 It is not understood how there will be enough expenditure to support the change 
in operator and achieve the uplift the turnover required to support a new Waitrose 
store and a Sainsbury’s store of the scale proposed.  

 What has been established is that the Sainsbury’s proposal is currently “on the 
margins of acceptability”. It is essential that the assumptions are fully tested via a 
new Retail Impact Assessment, to demonstrate how this uplift in turnover will be 
achieved as the store should be afforded protection as it is the anchor store in 
the town centre in line with both NPPF retail policies. 



 

(Item 4.1)  10 

 Waitrose have advised that they are looking forward to opening a store in 
Edenbridge and strengthening the town centre. However if Sainsbury’s opens and 
their concerns about impact are realised, then they have stated that they may 
have to review any future decisions to invest in the store further and that this 
would be contrary to NPPF retail policy 27 which seeks to protect committed 
private investment to strengthen and support the vitality and viability of existing 
town centres. 

 The objection concludes that Sainsbury’s is already at the limits of acceptability in 
impact terms and these can only be magnified by the change in operator, and any 
benefits accrued by Waitrose investing in Edenbridge would be lost.  

 As the advice contained in NPPF para 70 indicates, any decision should ensure 
that established shops, facilities and services are able to develop and modernise 
in a way which is sustainable and retained for the benefit of the community. It is 
essential that the change in operator should be tested, because if the impact is 
greater than previously identified, then there is a strong case for the Council to 
reconsider their decision. 

Review of the Change in Operator 

12 The Waitrose objection has been reported back to GVA for review and their 
response will be set out in the late observations report 

Conclusion 

13 This report considers the implications of new information regarding the change of 
occupier in the town centre.  It does not suggest that the change justifies 
Members taking a different decision on this application to that made last August.  
It seeks confirmation from Members that they wish to update their previous 
resolution and grant permission for the development. 

Background Papers 

Site and Block plans 

Contact Officer(s):  

Richard Morris 
Chief Planner 

 

Link to application details:   

http://pa.sevenoaks.gov.uk/online-
applications/applicationDetails.do?activeTab=summary&keyVal=MGTACABK8V000  

Link to associated documents 

http://pa.sevenoaks.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=MGTACABK8V000  
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Block Plan 
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Committee Report 8 August 2013  - Appendix 1 

 

  



 

(Item 4.1)  14 

 

  



 

(Item 4.1)  15 

 

  



 

(Item 4.1)  16 

 

  



 

(Item 4.1)  17 

 

  



 

(Item 4.1)  18 

 

  



 

(Item 4.1)  19 

 

  



 

(Item 4.1)  20 

 

  



 

(Item 4.1)  21 

 

  



 

(Item 4.1)  22 

 

  



 

(Item 4.1)  23 

 

  



 

(Item 4.1)  24 

 

  



 

(Item 4.1)  25 

 

  



 

(Item 4.1)  26 

 

  



 

(Item 4.1)  27 

 

  



 

(Item 4.1)  28 

 

  



 

(Item 4.1)  29 

 

  



 

(Item 4.1)  30 

 

  



 

(Item 4.1)  31 

 

  



 

(Item 4.1)  32 

 

  



 

(Item 4.1)  33 

 

  



 

(Item 4.1)  34 

 

  



 

(Item 4.1)  35 

 

  



 

(Item 4.1)  36 

 

  



 

(Item 4.1)  37 

 

  



 

(Item 4.1)  38 

 

  



 

(Item 4.1)  39 

 

  



 

(Item 4.1)  40 

 

  



 

(Item 4.1)  41 

 

  



 

(Item 4.1)  42 

 

  



 

(Item 4.1)  43 

 

  



 

(Item 4.1)  44 

 

  



 

(Item 4.1)  45 

 

  



 

(Item 4.1)  46 

 

  



 

(Item 4.1)  47 

 



 

(Item 4.1)  48 

Late Observation Report - Appendix 2 
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