Area 2 Planning Committee

Borough Green 560249 156612 7 June 2011 TM/11/01191/FL
Borough Green And

Long Mill

Proposal: Erection of 171 dwellings, creation of 6.82 ha of public open

space including local area of equipped play (leap), new
vehicular access onto Haul Road. Provision of access roads,
footpaths, landscaping and all associated infrastructure,
removal of bridge deck to Isles Quarry East

Location: Isles Quarry Quarry Hill Road Borough Green Sevenoaks Kent
Applicant: Crest Nicholson Eastern

1. Description:

1.1  Members will recall that this application was reported to the meeting of Area 2

1.2

1.3

Planning Committee on 23 May 2012 for the purpose of seeking approval to hold a
Site Inspection to allow Members to view the site prior to the application being
reported back, to the Area 2 Committee for consideration of a detailed
assessment. The Members Site Inspection took place on 26 June 2012.

The proposal seeks planning permission for the erection of 171 dwellings on the
former quarry site, the creation of 6.82ha of public open space, including a LEAP
(Local Equipped Area for Play), new vehicular access onto the Haul Road, the
provision of access roads, footpaths, landscaping and all associated infrastructure.
The Haul Road links the Quarry Hill roundabout and the Dark Hill roundabout and
is currently not an adopted highway. The application proposes to make changes
to introduce a footpath to the south of the Haul Road, to allow the Haul Road to be
accessed by residents of the proposed development, and to bring it up to an
adoptable standard.

Since the time of the Members’ Site Inspection the application has been amended
to reduce the number of dwellings from 177 to 171, to change the access
arrangements so that all of the proposed dwellings are served directly from the
Haul Road within one phase, together with a number of detailed design changes.
There is no longer reliance upon satisfactory completion of the work to Stangate
Quarry to implement the scheme. The higher level platform area to the east of
Hornet Business Estate has been amended, involving the lowering of ground
levels in this area and the setting back of dwellings from the Hornet Business
Estate eastern boundary. The proposal includes an emergency vehicle and
pedestrian and cyclist link only to Quarry Hill Road and the creation of a bund. The
proposed dwellings will be a mix of 2-3 storeys in height. The proposed Haul
Road access will be a “left out only” arrangement to ensure that departing drivers
do not use Quarry Hill Road and its junction with the A25/High Street. Access to
the A25 at the Dark Hill roundabout via the Haul Road will be the route to be
followed.
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1.4 Itis proposed to provide 102 market units and 69 affordable units (40%). Of the
69 affordable units, 15 units would be shared ownership, 36 units would be
affordable rent and 18 units would be shared equity.

1.5 A total of 40 of the proposed affordable units would be 2 bedroom dwellings/flats,
24 of the units would be 3 bedroom dwellings and 5 of the units would be 4
bedroom dwellings.

1.6 KCC and the Environment Agency are likely to require further remediation work to
the capping of the former Stangate West Quarry to the south of the application
site, as a result of differential waste settlement following infill of the site with
domestic waste in the past (there is a right of access to Stangate Quarry through
the east of Isles Quarry). This situation has been investigated by the applicant and
is factored-in to the overall proposal for this site.

1.7 Separately, an application is required to be made to KCC for the re-modelling work
on Stangate Quarry, in addition to a permit from the EA. The time-scale for
obtaining planning permission and undertaking this work is not known. (It will be
dependent upon the applicant being able to obtain sufficient inert material and
carrying out the work). FCC Environment, the owners of Stangate Quarry, has
estimated that 20,316m? of spoil will be required to fill the site, equivalent to
36,568 tonnes.

1.8 Given that Stangate Quarry is accessed through the application site, the housing
proposals in this application have been remodelled so that there can be a wholly
separate access to Stangate Quarry. The latest revisions to the proposal would
allow the housing scheme to be implemented in one phase, with no reliance upon
works to be completed at Stangate Quarry.

1.9 The proposal includes the removal of the existing bridge, which currently connects
the site over Thong Lane with Isles Quarry East.

1.10 A request for a screening opinion under Regulation 5 of the Town and Country
Planning (Environmental Impact Assessment) (England and Wales) Regulations
1999 (as amended) has also been submitted for consideration
(TM/11/03202/EASC) and is pending consideration.

2. Reason for reporting to Committee:

2.1 In light of the scale of the proposal and the complex nature of a number of issues
relating to the proposal.

3. The Site:

3.1 The site covers an area of approximately 12.35 hectares within the village
settlement confines of Borough Green.
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3.2

3.3

3.4

3.5

3.6

3.7

3.8

3.9

The site lies to the north of Stangate Quarry, which has a right of access through
the application site. To the north of the site lies Hornet Business Park, with an
office and 7 industrial/warehouse units. Hornet Industrial Estate is located on a
higher level platform than much of the application site. There is planning
permission at Hornet Business Park for the change of use of land for industrial/
warehouse use and the erection of a terrace of four industrial warehouse units for
use within use classes B1, B2 or B8, with associated access and parking provision
(TM/09/01898/FL), dated 29 June 2010.

The land on the western part of the site is designated as a Site of Nature
Conservation Interest. This land is included within the application as amenity
space for the proposed dwellings to the east.

The site is a former quarry. Previously on the site was a range of commercial
activities and development including a skip manufacturing business in the
southern part of the site. This company appears to have now ceased operating
from this site. Most of the site is now open scrubland. There are some remains of
derelict buildings within the site, close to Hornet Industrial Estate.

The site has a lawful use for a General Industrial Use (Class B2), repair and
maintenance of HGV’s, plant and equipment, parking and storage and other
purposes ancillary to general industrial use (TM/94/00207/LDCE).

The site is identified under policy CP18 of the Tonbridge and Malling Borough
Core Strategy 2007 as a strategic housing location to meet housing needs in the
more remote part of the Borough and is released from the Green Belt. Policy H2 of
the Development Land Allocations Development Plan Document (adopted April
2008) (DLA DPD) defines the site and how it is to be developed.

The site of the housing does not cover the whole of the former quarry area.
Immediately to the west of the proposed housing area, a landscaped amenity area
would be provided in conjunction with the development. To the west and south of
this, an SNCI is located (still within the confines of the former quarry site).

Policy CP12 of the TMBCS identifies Borough Green as a Rural Service Centre.
The north of the site is located 800m from Borough Green village centre.

The site is accessed by the Haul Road, currently a private road, running from the
A25 Dark Hill roundabout to the doctor’s surgery in Quarry Hill Road. Originally
the road carried vehicles from Isles Quarry whilst the quarry was open to enable
vehicles to travel between the quarries and the A25 to the north without needing to
access Quarry Hill Road. The Haul Road can be accessed by the existing road
network of Quarry Hill Road to the north and Thong Lane to the south.
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4. Planning History:
TM/80/10516/0OLD  Application Withdrawn 21 May 1980

Tipping of builders rubble to infill former quarry workings.

TM/82/11095/FUL  grant with conditions 16 April 1982

Erection of single storey portakabin amenity block (associated with workshop)
including toilet and mess room facilities to replace two-storey building on same
site.

TM/91/11377/0UT  Refuse 2 December 1991

Outline application for use of land for Class B1(C) Business (Industrial), B2
General Industrial and B8 Storage or Distribution purposes with access and
landscaping and removal of condition (xxi) of consent TM/80/0901 to allow for
retention

TM/91/11378/OUT  Application Withdrawn 11 November 1991

Outline Application for use of land for Class B1(C) Business (Industrial) B2
General Industrial and B8 Storage or Distribution purposes with access and
landscaping and removal of condition (xxi) of consent TM/80/0901 to allow for
retention

TM/94/00207/LDC  lawful development 22 March 1996

certifies
Certificate of Existing Lawful Development: General industrial use (class B2),
repair and maintenance of HGVs, plant and equipment, parking and storage and
other purposes ancillary to general industrial use.

TM/07/03307/FL Approved 19 October 2007

Alterations to existing access to Hornet Employment site.

TM/08/01860/FL  Approved 18 August 2008

Alterations to existing access to Hornet employment site (Revisions to planning
permission TM07/03307/FL)

TM/09/01126/EASC screening opinion EIA 19 June 2009

not required
Request for Screening Opinion under Regulation 5 of the Town and Country
Planning (Environmental Impact Assessment) (England and Wales) Regulations
1999 to determine whether EIA is required for a proposed planning application for
a residential development at Isles Quarry, Borough Green, including creation of
open space and access
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5.

TM/11/03202/EASC Pending
Request for screening opinion under Regulation 5 of the Town and Country

Planning (Environmental Impact Assessment) (England and Wales) Regulations
1999 (as amended) for residential development of 177 dwellings

Consultees (from reconsultation dated 15 January 2013 only, other than

Private Reps):

5.1 Borough Green PC (raised in a combination of several submissions):

BGPC now accepts the principle of housing, and is heartened by the
direction of the applicant's amendments.

The sole housing access onto the Haul Rd will lessen the traffic impact on
the southern part of the village, including the Quarry Hill Road area of
Historical Character.

Relocating the northern housing to keep the Stangate Landfill access outside
the development, and keeping the Hornet and Stangate commercial access
onto the Quarry Hill roundabout will eliminate the traffic clash on the site.

Report by URS Scott Wilson highlights chemical and hydrocarbon
contamination, suspended pockets of contaminated water, areas of low
compaction, and escapes of methane and other gases indicating ongoing
decomposition in the landfill.

The 2010 Geotech highlights the risks to construction workers and future
residents caused by these contaminants, and recommends that spoil from
utilities is removed from site and replaced with inert fill. It follows that the
large amount of planned alterations to the landform may also need similar
remediation. The report also recommends all open ground is covered with a
600mm blanket of inert fill and topsoil. These volumes of material will
generate 100s of HGV movements. It is entirely reasonable to suspect that
most of the land within the site suffers from contamination, and will need
replacing, new landforms will not just be a simple matter of moving earth
about.

Collapse of the banks of the River Bourne could cause serious silting, and
contamination of this Medway tributary.

The applicant has not submitted any plan for this remediation, nor any note of
the impact on local traffic and Air Quality of this volume of HGV movements.
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5.2

The applicant dismisses Air Quality concerns on the basis that advancing
technology will allow the growth without any increase in traffic pollution, and
that the percentage of new traffic into the AQMA will have a “barely
perceptible” impact.

A recent statement from DCLG reminds LPAs that Air Quality is a Material
Planning Consideration, and that new development should have a “beneficial
impact (on AQ)”. The applicants “imperceptible increase” is completely
opposite to a beneficial impact.

T&MBC’s Policy SQ4 in the MDE-DPD specifically forbids development that
will impact on an existing or proposed AQMA, and note that cumulative
impact on Air Quality must be included. There is proposed and recent
development in Borough Green and surrounding area that will impact on the
AQMA, but have been left out of the surveys.

This development is clearly contrary to the NPPF para 124, which states that
“Planning Decisions should ensure new development is consistent with the
local air quality action plan.”

Isles Quarry Housing was enabled by policy H2 in the LDF on the sole
grounds of Affordable Housing need, and the wish to stop commercial use of
the site. This seems to be completely at odds with the Governments 2012
Growth and Infrastructure Bill which gives employment equal weight with
housing.

Thong Lane Bridge is part of our heritage as a quarrying village, and
Borough Green Parish Council would like to see it preserved. It will also
provide a safe pedestrian route from the development to the IQ East amenity
land.

Support the bus route along the Haul Road, where there is room for a safe
bus-stop, and note that Quarry Hill is too narrow and dangerous for a bus
route or stop, particularly because of the clash with increased pedestrian
traffic when the development opens.

Platt PC:

Platt Parish Council appreciates the revisions to housing numbers and the
Haul Road.

As a village reliant on Borough Green for our services, Platt Parish Council
would express disappointment that nothing has been forthcoming to alleviate
its concerns over the existing hard pressed infrastructure issues.
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Their original concerns over school places, medical and dental services,
parking etc in Borough Green still exist and there is no provision to alleviate
or help this situation in the draft Section 106 agreement.

The £399,686 may be fine for "outdoor sports provision" but it will not help
people from Wrotham, Platt, Ightham, Borough Green going to the Station,
shopping, accessing the schools or medical or dental treatment with an
additional 171 occupied dwellings on their doorstep using the same existing
facilities.

5.3 Ightham PC: Support the application.

5.4 Wrotham PC:

The proposed access via Dark Hill Roundabout and the Haul Road is a
significant improvement and the 6.7m width of the road with additional
pedestrian pavement is adequate for both the residential development and
Stangate Quarry Access.

The revised application now benefits from a Quarry Access Road that is
separated from the residential development by a landscaped bund, but the
road should be wide enough for two HGV vehicles to pass safely.

The Geotech Report submitted with the application established that the
ground is contaminated and the Environmental Agency (EA) in their previous
comments have suggested several conditions which need to be applied to
any consent, in order to control land remediation.

The EA have included an Informative in their previous comments that the
River Bourne to the east of the site but within its ownership requires de-silting
and repairs/renewal of the culvert. The LPA should condition these works in
order to fully control the repairs.

Who would then be responsible for de-silting the river once the development
is sold?

An Air Quality Management Area (AQMA) is about to be declared in central
Borough Green. The Air Quality Impact Assessment predicts that in 2014, if
the application is consented, the NO, level at receptor R1 will be 46.9 micro
grams and that a total of 5 receptors will be above the EU target maximum of
40.

Clearly the extra traffic in central Borough Green that arises from this
proposal exacerbates the levels of NO, that are already at levels the EU
directive considers harmful to health.
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5.5

EA:

Is concerned about the previous EA’s and KCC’s comments regarding the
co-existence between the permitted and future remediation requirements
associated with Stangate Quarry and a substantial residential development
proposed by the applicant. It may be possible to mitigate the conflicts but
there is no available evidence to this effect from EA or KC.

There should be a reduction in the density (number) of dwellings to reduce
harm to the AQMA

The EA raises No Objection but have submitted detailed and helpful
comments. These views are subject to safeguarding conditions.

The site lies in a sensitive setting with regard to groundwater, being underlain
by a principal aquifer and within Source Protection Zone 3 for the Borough
Green public groundwater abstraction.

discharging into the made ground at the site would be unacceptable due to
the risk of mobilising contamination via preferential pathways. Soakaways
may also be unsuitable from an engineering perspective due to the risks of
creating ground instability.

In section 3.3.1.10 of the revised Flood Risk Assessment (FRA) (Scott
Wilson November 2011) our concerns regarding potential contamination of
the aquifer have been taken on board.

This site is an old quarry that has had some fill materials (believed to

be inert), deposited in the past, the nature of these materials and any
structures, drainage systems or fuel storage on site should be fully
determined to assess suitability of the land for the planned development and
assess any requirements for remediation of historic contamination in areas
like the workshops.

note the conclusions of the Geo-environmental and Geotechnical Ground
Conditions Report 2010 (Scott Wilson, April 2011).

further delineation works are needed, especially in Area 1, to establish
hydrocarbon impacts on soil (and thus potential for impacts on groundwater).

Note the comments regarding the limitations of leachate testing that have
been carried out so far during the investigation. Further comment on
potential risks to groundwater across the whole site should be made once
further investigations have been completed (can be controlled by condition).
A detailed risk assessment/remediation strategy (including target
concentrations protective of human health and groundwater for materials
retained on site following development) would be expected.
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5.6

With respect to any proposals for piling through made ground, a piling
methodology should be approved in conjunction with discussions with the
EA.

Section 3.3.18 of the FRA states that detention basins, storage tanks and
oversized pipes will be provided under private roads and the public open
space to store attenuated flows - the FRA then goes on to say that during the
detailed design, the method of storage will be reviewed to determine the
most suitable method - "which will either be attenuation tanks or lined
permeable paving".

Would like to remind the applicant that providing the bulk of the attenuation
by tanks is not best practice and recommend the applicant consider the use
of rainwater harvesting to contribute towards the storage requirement for the
site, reducing the reliance on modular storage and reducing the consumption
of domestic potable water. This option would contribute towards increased
biodiversity and the amenity potential on site as well as providing a more
sustainable means of managing surface water runoff and would contribute
towards a reduction across the catchment. As a minimum, a mix of
attenuation in the form of permeable paving, storage tanks and the provision
of water butts for each dwelling should be provided.

The Micro Drainage (MD) outputs within the submitted FRA include pipe runs
for the proposed system under various storm conditions and appear to be
based on the 360 minute winter storm. It is assumed that this storm has been
found to be the critical event which has informed the storage requirement of
1330m? but no information has been submitted to substantiate that. This
information should be provided in order to discharge the drainage condition.

The design of a surface water management scheme can significantly affect
the design and layout of the site, which is why it is of benefit to the developer
to consider it early.

Section 3.3.1.4 states that the drainage under the adoptable roads will be
designed to ensure that there is no surcharging under the 1in 1 year
storm. This is likely a typing error but to clarify, there should be no
surcharging under a 1 in 2 year storm.

Natural England:

This application falls within the Kent Downs AONB.

No objection to this application as the proposal is not likely to adversely affect
the purposes for which the AONB was designated.
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5.7

5.8

Satisfied that the bat surveys did not identify any roosts that would be
impacted by the proposals and support the measures proposed in Section
5.2 of the Phase 2 Survey Results (Bats and Reptiles).

KDAONB (comments on a previous iteration of scheme):

It is disappointing that there would seem to be little green infrastructure
throughout the site along the distribution roads, and due to the layout there
are few access points to the amenity grassland area.

An opportunity here to create a pleasant development that provides green
infrastructure both for biodiversity, future shading to respond to climate
change, and well designed ‘green’ public areas within — as well as that
provided around the site.

Although the Visual Impact Assessment suggests these will be minimal, the
roofs will be visible. Restoration, opportunities to improve the biodiversity
and long term maintenance of public Gl within the site should be provided for.

The Kent Downs AONB management plan sets out concerns about the loss
of tranquillity, which includes concerns over light pollution. This is also
covered in the NPPF (para. 125). It appears that there is unnecessary
lighting on the main access roads around the Hornet Business Estate. Itis
also disappointing that street lighting is used throughout the development.
This is a rural development within the AONB and expectations for street
lighting should be low. Villages in the AONB do not have, require, or ask for
street lighting. It is not needed for health and safety, and increases the
energy requirement for the development.

Note that in the applicant’s strategy the use of wood fuel is not proposed.
The use of wood fuels would be beneficial to the woodland management of
the Kent Downs AONB.

Sensitive treatments of roads and boundaries can do much to help new
developments sit better in the Kent Downs landscape. Conditioning to
ensure boundaries, verges and gates are maintained in accordance with the
guidance can do much to ensure the area remains as rural as possible in the
long term.

NHS:

A healthcare contribution (section 106) is requested in accordance with the
recognised Planning Obligations Guidance for Communities and Local
Government. In keeping with the recommendations of West Kent Estates
Strategy and Strategic Services Development Plan, approved by the Trust
Board in November, 2010, the Trust will be seeking to use these funds to
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support the development of new Primary Care services and/or facilities
around the Sovereign House Project and/or Warders Medical Centre and/or
upgrade West Kingsdown practices.

5.9 KWT:

Concerns raised in previous comments may be able to be dealt with
adequately under a planning condition (Open Space Management Plan).
However, to deal with the impact of residents (and their domestic animals) on
the Local Wildlife Site, the Management Plan will need to relate to all land
under the applicant’s control and not just to land within the application
boundary.

KWT Comments dated 22/6/12:

The main development lies in very close proximity to the Bourne Valley
Woods Local Wildlife Site (LWS, TM27). The LWS comprises a mosaic of
habitats following the Bourne Valley to the west and south of the
development area and, across Quarry Hill Road, in the former Isles Quarry
East.

Not only will the redevelopment of Isles Quarry West give rise to a direct loss
of semi-natural habitat, it will bring added pressure on the adjacent LWS from
residents and their domestic animals.

The submitted proposals indicate how the open space on the plateau to the
immediate west of the housing area will be laid out and maintained to meet
the amenity and casual play needs of residents as well as providing habitats
of value to a range of wildlife, including protected species. The KWT
welcome the proposals for this area of land.

The KWT also welcome the dismantling of the bridge over Quarry Hill Road
linking Isles Quarry West and East. It will mitigate some additional pressure
on the fragile wildflower areas in this part of the LWS.

However, the development is likely to give rise to more pedestrian activity
and disturbance (and predation) from domestic animals in this and other
parts of the LWS. Residents will still have pedestrian access to Isles Quarry
East from the north via the Quarry Hill Road roundabout and an opportunity
for direct access to the Bourne Valley woods from the POS immediately west
of the housing area.

Regrettably, neither the application nor the draft heads of terms offers any
firm commitment to providing measures to mitigate these impacts; measures
such as access controls, interpretation panels and habitat management
intervention to enhance carrying capacity for key species.
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o Meetings have been held between the applicant’s ecological consultants and
the KWT. However, no details (or costings) of any management plan have
been agreed and it is not clear who will fund intervention prescriptions or
routine management activities within the Local Wildlife Site. KWT is willing to
explore the prospect of the Trust accepting management responsibilities for
the Woods and Isles Quarry East. However, they do not have the expertise,
the equipment or the interest to undertake the management of the casual and
formal open space.

J KWT are not convinced that the application satisfies the tests of Policy NE3
and, given that such matters are raised as a precondition of any release of
the site for housing under the terms of Policy H2(f), they cannot be dealt with
under matters reserved for subsequent approval.

5.9.2 UMIDB:

J Despite being located outside of the Board’s district, the site drains to it via
the River Bourne and therefore has the potential to affect the Board’s
interests.

. Fully support the comments made by the Environment Agency in respect of
drainage, flood risk and pollution prevention/control. The proposed discharge
rate of 21l/s is considered appropriate for this site.

J Whilst wouldn’t object to the intention to allow a free discharge from areas of
public open space, the potential effects of landscaping on local drainage
must be properly considered.

J The Board’s strongly supports the use of ‘open’ SuDS (balancing ponds,
swales etc) in preference to closed, underground systems due to the benefits
they provide in terms of local biodiversity and amenity.

. Open systems are also more easily managed and maintained. Whilst it is
accepted that land-take by open systems makes it difficult to implement them
on all sites, the size of this site, and the amount of public open space
included, is considered sufficient and appropriate for the inclusion of open
SuDS.

J The applicant’s intention to provide on-site storage by installing underground
tanks and oversized pipes should only be used as a last resort, as should the
intention to allow some areas of road flooding.

o Whilst the use of water butts at all properties is supported, these must not be
relied upon to provide the required storage (as they may be full prior to a
storm). The future operation and maintenance of the whole SuDS system
must be ensured for the lifetime of the development.

Part 1 Public 6 March 2013



Area 2 Planning Committee

The applicant should be informed that any works proposed within or affecting
any ordinary watercourse (non-Main River) will require the formal written
consent of the Lead Local Flood Authority (KCC).

5.10 Southern Water:

The comprehensive Flood Risk Assessment includes details of off-site foul
sewerage improvements, which would be requisitioned by the applicant.

no objections in principle to the proposed development, subject to agreement
of details, prior to construction.

5.11 Fire Prevention Officer. The means of access is satisfactory.

5.12 Crime Reduction/ Architectural Liaison Officer: Awaiting response.

5.13 KCC (Highways):

The principal vehicular access to the site would be via Dark Hill Roundabout
and Haul Road, which would become an adopted highway as part of the
proposals. KCC Highways and Transportation has agreed a satisfactory
scheme of improvements to Haul Road, including the provision of a footway
on the southern side and a left out only arrangement to dissuade departing
drivers from using Quarry Hill Road, Rock Road and their junctions with the
High Street, which are unsuitable for large volumes of traffic.

The amended plans propose that the whole development would be served
from this access, which is welcomed. The left out only arrangement at the
Haul Road access would be supported by a Traffic Regulation Order to be
agreed with Kent Police and KCC. The site’s emergency access would link
through to the Stangate Quarry arm of the Quarry Hill Road Roundabout and
would be stopped up by bollards to prevent public access. Additionally, it has
been agreed with KCC that a weight limit would be imposed on Quarry Hill
Road to reduce the impact of HGV movements on this link, to be secured by
means of a Section 106 Agreement.

KCC is aware of local residents’ concerns regarding the traffic impact of the
proposed development. The County Council has worked closely with the
applicant to ensure that the trip generation and assignment methodology
used to inform the Transport Assessment is robust and accepts its finding
that the development would not have a material impact on the capacity of the
local highway network. The analysis indicates that the site would generate
less than two vehicular movements per minute during peak periods, less than
50% of which would route via the A25 and/or High Street through Borough
Green. Junction capacity modelling has been undertaken at the A25/High
Street/Quarry Hill Road junction and at the Quarry Hill Road and Dark Hill
Roundabouts. It has been demonstrated that each of these junctions would
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continue to operate well within its design capacity with the addition of
forecast development traffic, with the exception of the A25/High
Street/Quarry Hill Road junction during the AM peak. This junction already
operates over capacity during this period and the impact of the forecast
development traffic is considered immaterial. There are no identified highway
safety issues requiring remedial action at these junctions.

It is proposed that on-site vehicle parking would be provided in accordance
with the Kent Design Guide Interim Guidance Note 3 and that cycle parking
would be provided in accordance with the Kent Vehicle Parking Standards
(2006).

KCC Highways and Transportation initially raised concerns about the
accessibility of the site by non-car modes. The Quarry Hill Road site access
is currently located 430 metres from the closest bus stops on the High Street
and the furthest dwellings from this access would be located some 1
kilometre from these bus stops. This is well in excess of the recommended
walking distance of 400 metres and Quarry Hill Road is likely to be prohibitive
for pedestrians with impaired mobility. Moreover, only limited footway
widening can be achieved on Quarry Hill Road due to its constrained width.
Following negotiations with the applicant and discussions with KCC
Transport Integration, it has been established that the diversion of Bus Route
222 (Tunbridge Wells/Tonbridge to Wrotham) to serve the proposed
development would be possible. Details of the proposed routing options and
stopping facilities have been provided. It is recommended that these
improvements be secured by means of a Section 106 Agreement.

An Interim Residential Travel Plan for the proposed development has been
prepared and submitted. This would be managed and monitored by an
appointed Travel Plan Coordinator in liaison with KCC Highways and
Transportation.

No objection provided a number of requirements are secured by condition or
planning obligation

5.14 Borough Green Traffic Action Group (rec’d 2/2/13):

BGTAG now accepts the principle of housing, and is heartened by the
direction of the applicant's amendments.

The sole housing access onto the Haul Rd will lessen the traffic impact on
the southern part of the village, including the Quarry Hill Road area of
Historical Character.

Relocating the northern housing to keep the Stangate Landfill access outside
the development, and keeping the Hornet and Stangate commercial access
onto the Quarry Hill roundabout will eliminate the traffic clash on the site.
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. The 2010 Geotech report by URS Scott Wilson highlights chemical and
hydrocarbon contamination, suspended pockets of contaminated water,
areas of low compaction, and escapes of methane and other gases indicating
ongoing decomposition in the landfill.

J The 2010 Geotech highlights the risks to construction workers and future
residents caused by these contaminants, and recommends that spoil from
utilities is removed from site and replaced with inert fill. It follows that the
large amount of planned alterations to the landform may also need similar
remediation. The report also recommends all open ground is covered with a
600mm blanket of inert fill and topsoil. These volumes of material will
generate 100s of HGV movements. It is entirely reasonable to suspect that
most of the land within the site suffers from contamination, and will need
replacing, new landforms will not just be a simple matter of moving earth
about.

J Collapse of the banks of the River Bourne could cause serious silting, and
contamination of this Medway tributary.

. The applicant has not submitted any plan for this remediation, nor any note of
the impact on local traffic and Air Quality of this volume of HGV movements.

o The applicant dismisses Air Quality concerns on the basis that advancing
technology will allow the growth without any increase in traffic pollution, and
that the percentage of new traffic into the AQMA will have a “barely
perceptible” impact.

. A recent statement from DCLG reminds LPAs that Air Quality is a Material
Planning Consideration, and that new development should have a “beneficial
impact (on AQ)”. The applicants “imperceptible increase” is completely
opposite to a beneficial impact.

o T&MBC’s Policy SQ4 in the MDE-DPD specifically forbids development that
will impact on an existing or proposed AQMA, and note that cumulative
impact on Air Quality must be included. There is proposed and recent
development in Borough Green and surrounding area that will impact on the
AQMA, but have been left out of the surveys.

J This development is clearly contrary to the NPPF para 124, which states that
“Planning Decisions should ensure new development is consistent with the
local air quality action plan.”

J Isles Quarry Housing was enabled by policy H2 in the LDF on the sole
grounds of Affordable Housing need, and the wish to stop commercial use of
the site. This seems to be completely at odds with the Governments 2012
Growth and Infrastructure Bill which gives employment equal weight with
housing.
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Thong Lane Bridge is part of our heritage as a quarrying village, and
Borough Green Parish Council would like to see it preserved. It will also
provide a safe pedestrian route from the development to the IQ East amenity
land.

Support the bus route along the Haul Road, where there is room for a safe
bus-stop, and note that Quarry Hill is too narrow and dangerous for a bus
route or stop, particularly because of the clash with increased pedestrian
traffic when the development opens.

5.15 Private Reps: 355/0X/59R. 59 representations received, raising the following
concerns (and include some comments made on earlier versions of the scheme
but which have never been retracted by the writer — DPTL notes below relate)
(Members will be aware that some comments raised to the original layout no
longer apply to the current layout and have not been set out in this report):

Noise from industrial - screening on boundary of housing.

Proposal does not comply with policy H2(b) in DLA DPD (DPTL — now
resolved in latest proposal).

Some excavations too close to former quarry face and are likely to
destabilise Hornet's Southern Boundary and put some of those buildings at
risk.

No proposals for disposing of water waste.

Proposed reduction in width of Haul Road will lead to increasing number of
HGVs using Quarry Hill Road.

Lack of parking in village - site some distance from centre.
Too high density.

Borough Green has limited infrastructure.

Borough Green will lose its village identity.

Social housing proportion too high — will lead to antisocial behaviour and will
also draw heavily on resources that are unlikely to be expanded in this
climate.

Will place further pressure on A25.
Railway already overcrowded.

Build quality poor.
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Parking underestimated.
Insufficient recreation facilities on site.
Low cost housing will not result in local people being able to buy or rent.

Additional development causes problems with wildlife, floods and
environmental issues.

Additional crime & vandalism.
Borough Green has highest population density per hectare in Kent.
Poor air quality due to traffic volume.

Additional traffic through village - residents from Conyerd Road, Wyatt Close
getting onto Quarry Hill Road currently difficult (DPTL — now resolved in
latest proposal in that all access is via the “haul road” to Dark Hill roundabout
on A25).

Limited visibility coming towards Maidstone Road (DPTL — now resolved in
latest proposal in that all access is via the “haul road” to Dark Hill roundabout
on A25).

Height of 4/5 storey buildings detrimental (DPTL - the scheme is now only
comprised of 2/3 story units).

Priority should be given to local people for affordable housing.

How will the village cope with extra school places? There are waiting lists to
get into 3 local schools.

Quarry Hill Road cannot take any more traffic (DPTL — now resolved in latest
proposal in that all access is via the “haul road” to Dark Hill roundabout on
A25).

Quarry Hill Road is not a two lane road as stated by applicant.

Even if Haul Road adopted, traffic will still use the most direct route (Quarry
Hill Road) (DPTL — now resolved in latest proposal in that all access is via
the “haul road” to Dark Hill roundabout on A25).

Parking survey undertaken on Saturday, the quietest day of week.

On weekdays cannot park in village car park and cars parked on double
yellow lines.
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J The junction of Quarry Hill Road with the A25 is unsafe. There are accidents
every day due to bad layout (DPTL — now resolved in latest proposal in that
all access is via the “haul road” to Dark Hill roundabout on A25).

J Density of traffic makes cycling unsafe.

o With previous affordable housing schemes, housing sold to Moat to house
people outside of the area (DPTL — the applicant is not the same as that in
Plaxtol and is well aware of the level of control needed to be exercised to
ensure that affordable housing provision is safeguarded for that purpose).

o How will use of Haul Road be enforced (DPTL — now resolved in latest
proposal in that all access is via the “haul road” to Dark Hill roundabout on
A25; site access design will control out bound traffic).

o Sewerage system is overstretched now (DPTL - SWS raises no objection in
principle — there is an established process outside the planning system for
the funding and provision of adequate sewage treatment.)

. Electricity supply in the village is also poor.

J Scott Wilson traffic survey carried out over 12 months ago and now out of
date.

o Scott Wilson traffic survey carried out over one day - not representative.

. If Haul Road reduced in width HGV's will be unable to pass and will try to
take a shortcut up Quarry Hill Road.

. Lack of parking to serve each proposed dwelling.

o Why is the affordable housing requirement of borough not provided
elsewhere in Borough e.g. Kings Hill.

. Detrimental to environment as in AONB.
J All traffic to proposed new homes must use the Haul Road.

. Installation of traffic lights on Maidstone Road/Sevenoaks Road junction with
Quarry Hill Road (DPTL — now resolved in latest proposal in that all access is
via the “haul road” to Dark Hill roundabout on A25).

. Traffic network of Borough Green already under considerable pressure.
. The use of straight lines in the layout is alien to Borough Green.

J Height of buildings does not characterise Borough Green.
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J Doctors surgery cannot cope with additional demand.
o No NHS dentist within the area.

J Proportion of Affordable Housing too high.

o Car ports rather than garages detrimental to amenity.
o Effectiveness of barrier at emergency link.

. There is the lack of provision of a footway along Quarry Hill Road, from
Conyerd Road to Maidstone Road (A25). With the increased flow of traffic
resulting from the proposed development and the protrusion of the bank at 38
Quarry Hill Road, it will make it unsafe for residents of Conyerd Road to walk
into the village centre (DPTL — now resolved in latest proposal in that all
access is via the “haul road” to Dark Hill roundabout on A25).

. The removal of the bridge between Isles Quarry East and Isles Quarry West
will result in the loss of part of the cultural heritage of the area.

o Surely information from the 2001 census cannot be used to substantiate the
Travel Plan.

o The design of mitigation measures adjacent to B2 and B8 uses, like Hornet
Business Estate, should be based on noise levels that can reasonably be
expected over the life of the buildings from activities that fall within those use
classes. The mitigation measures proposed do not meet these requirements.

. The developer is proposing no mitigation measures between HGVs using the
Waste Recycling Group access road and the adjoining proposed dwellings.
The only protection is the provision of non-opening double glazed bedroom
windows with alternative ventilation.

. The developer has provided calculations that show that World Health
Organisation recommendations for internal bedroom peak noise levels are
met. These calculations are based on erroneous and misleading
assumptions.

o The noise nuisance that can be caused by reversing alarms from Hornet
Business Estate because the average noise from them throughout the night
is low. It is the peak noise levels during the few minutes that the alarms
operate that can cause the nuisance.

J It is surprising that the environmental assessment indicates that bats would
not be affected. Bats are often seen in the vicinity.
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J Restoration carried out under TM/94/155 has resulted in heavily
contaminated material being deposited at the Bypass site and Celcon 2. This
same material was used at IQW.

J The Geo-environmental Report confirms the made up nature of the ground
and admits that testing was sparse because of Hanson’s rubble stockpiles in
strategic places. So it is not known what lies below the ground.

J The Geo-environmental Report confirms that there are frequent bands of
clinker and tarmac on the site - old tarmac. The Environment Agency now
class tarmac and bitmac as hazardous waste, and it is banned from landfill
sites.

o The Geo-environmental Report sets out the type of contamination so far
discovered. There are a significant number of areas that require remediation.

o The Geo-environmental Report lists future hazards cased by the identified
contaminants — the hazard to residents is set out as being “moderate to
high”.

o The Geo-environmental Report highlights the concerns about stability,
particularly on the very steep slopes of the Bourne. The use of piling to
ensure stable housing is probably at odds with the general instability of the
site, possible pockets of water and contamination, and the fact that both the
IQ landfill site adjacent to the south of the platform, and the filled artesian
lake below the High Level Platform have no liner layer of clay and were not
engineered backfill, suggests two dangers: 1) the risk of increasing instability
near the Bourne Valley that could dislodge unstable backs, causing an
environmental catastrophe in the Site of Special Scientific Interest. The
demolition of the Skip Factory buildings, concrete hardstanding and
roadways will destabilise the fragile Bourne banks. No remedy has been
provided; 2) the drilling of hundreds of piling bores will release contained
water and contaminants through the ground matrix into the Bourne, which
consists of Hassock, low grade friable Hythe Bed limestone, and has already
released some 10,000cu.m of limestone fines into the Bourne, turning the
30ft deep Basted Mill Pond into a one foot deep swamp.

o A rigorous odour impact assessment, comprising sensory sniff surveys
during a range of weather and factory operating conditions needs to be
carried out to assess the impact of the pie factory on the proposed dwellings.

J A 4-month diffusion tube survey in 2009 is mentioned. What about the full
year of NO2 diffusion tube monitoring we now have, which is far more
indicative of the long term NO2 levels in Borough Green. Surely the authors
are now aware that an AQMA will be declared?

J How can Western Road be omitted from the Air Quality survey?
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. Paragraph 3.2.2 of the Air Quality Survey states that, further away, the
vehicle trips generated by the development will distribute further into the local
road network, hence impose smaller impacts. Is this an excuse for forgetting
about the traffic once it has moved a few metres away from Borough Green.

J Are the 2011 12 months of NO2 diffusion tube data not available yet?

o Has the applicant selected the worst properties for air quality impacts i.e.
those closest to various sections of the A25? The applicant should have
stated the distance from the modelling receptor to the kerb or centre-line of
the A25 (results are extremely sensitive to the distance from the kerb).

o It is not clear whether the model was set up with traffic speeds lower at
junctions and crossings. The lower the speed, the higher pollutant emission.
If this was overlooked the results are under-estimates.

o Why are measurements from Chatham Luton taken to represent Borough
Green for air quality.

o It appears that the applicant used the model to predict the NO2
concentration. The applicant found that their results were about a factor of 4
too low. Instead of admitting that the predictive model is not working/results
are unrealistic and unreliable, the applicant chooses to continue using this
model for future scenarios, and simply scale up all model predictions by a
factor of 3.91.

. The applicant should take account of the extra emission associated with
vehicles running idly, accelerating after a stop or slow down or climbing up
sloped roads in its predictive modelling.

J In terms of the Air Quality Survey, how can the applicant be sure that the
factor of 3.91 can be applied to all current and future scenarios? What
scientific basis is there for factoring model predictions?

J The cumulative impact of the proposal with the redevelopment of Basted
House has not been assessed. The redevelopment of Basted House would
increase vehicle flows along the same roads as IQW. Therefore, air quality
impacts of traffic through roads in Borough Green have not been robustly
assessed.

J The principal access road for Stangate Landfill is taken off Quarry Hill
Roundabout. The latest changes proposed do not include alterations to the
site access of Quarry Hill Roundabout and this will continue to be shared with
FCC Environment and Infinis (DPTL — now resolved in latest proposal in
that all access is via the “haul road” to Dark Hill roundabout on A25 — this
proposal only now serves to lessen the use of the roundabout and access).
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. There is still therefore the potential for conflict due to the continued use of the
Quarry Hill roundabout (DPTL — now resolved in latest proposal in that all
access is via the “haul road” to Dark Hill roundabout on A25).

J The published fact is that the area under discussion has air pollution levels
well above that which is deemed acceptable (to whom one may ask). On
what premise therefore does the planning authority believe that the erection
of 171 dwellings with associated motor car pollution will improve the
situation?

o Would it be an idea to move the pedestrian lights in Maidstone Road to the
crossroads and make them pedestrian/traffic lights? This would help
alleviate hold ups and slow traffic down on the A25 (DPTL — now resolved in
latest proposal in that all access is via the “haul road” to Dark Hill roundabout
on A25).

o Although a road is proposed to exit on to the Haul Road human laziness will
mean that people use Quarry Hill Road as a route to the village; (DPTL —
now resolved in latest proposal in that all access is via the “haul road” to Dark
Hill roundabout on A25).

o The increase in vehicles using Quarry Hill Road could result in subsidence or
structural damage to houses (DPTL — now resolved in latest proposal in that
all access is via the “haul road” to Dark Hill roundabout on A25).

o Many houses along Quarry Hill Road have no footway, and therefore a bus
route along this road would be unsafe (DPTL.: this is not the proposed bus
route but was one tested when alternative were considered. The proposed
route is along the haul road to the Quarry Hill roundabout and back to Dark
Hill thence on to A25).

. The location of the new bus stop along Quarry Hill Road involves the loss of
4 or 5 controlled parking places, with no way to replace them(DPTL.: this is
not the proposed bus route but was one tested when alternative were
considered. The proposed route is along the haul road to the Quarry Hill
roundabout and back to Dark Hill thence on to A25).

J It is proposed to widen the footway of Quarry Hill Road at the junction with
Rock Road. At this point there is a blind bend in Quarry Hill Road and the
limited width of the road combined with parking requires uphill traffic to pull
into the mouth of Rock Road to allow committed downhill traffic to pass.

J Directing buses up Quarry Hill Road will require them to cross or turn onto
the A25, option 3 would be more preferable (DPTL.: this is not the proposed
bus route but was one tested when alternative were considered. The
proposed route is along the haul road to the Quarry Hill roundabout and back
to Dark Hill thence on to A25).
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6.1

6.2

6.3

J Isles Quarry is currently an eyesore. Development would seem to be the
only way to achieve restoration.

o The additional population would help secure the future of the fragile retail
centre in the village.

o The Hornet Access Road is used on a 24/7 basis by HGV’s with up to 6 axles
and a 40t gross vehicle weight, and a Sound Power Level up to 114Dba.

o The applicant should be required to provide a noise barrier along the
Southern side of the Hornet Access Road to prevent disturbance to the
proposed dwellings from HGV’s driving to Hornets.

o Dwellings close to the Hornet Business Estate will need noise mitigation
measures in addition to noise barriers. This should be controlled by an
appropriate condition.

Determining Issues:

This application, as with all applications must, legally, “be determined in
accordance with the Development Plan unless material considerations indicate
otherwise”. It bears saying in this case that in applying this principle the LPA is
required to balance all issues, both pro and con in respect of policy considerations
and other material considerations. The key is that the LPA will have to balance all
such policy and material factors and it is unlikely that one single factor will, in its
own right, prove decisive.

Since the application was submitted, the NPPF has come into force as the
Government’s national policy framework. This makes it clear that proposed
development that accords with an up-to-date Local Plan (previously known as the
Local Development Framework) should be approved. The Local Planning
Authority should apply its policies for the 12 months from March 2012 and then
after 2013 revisit their appropriateness as they become less up-to-date. Policy
should not be applied if it is inconsistent with the NPPF. In this case the relevant
Development Plan includes the Core Strategy adopted in September 2007 and the
Development Land Allocations DPD adopted April 2008. These documents are
not in conflict with the NPPF.

The Council’s policy framework has been endorsed following the public
examination by an Independent Inspector on two occasions. In the Examination of
the Core Strategy the Inspector concluded in respect of Isles Quarry that:
‘“However, | am satisfied that there is a pressing need for affordable housing and
that development in Borough Green is likely to lead to a more sustainable pattern
of development than could be achieved elsewhere. | have seen no evidence to
convince me that if necessary, local services and infrastructure cannot be
upgraded to meet the needs of new development on the scale proposed”.
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6.4

6.5

6.6

6.7

6.8

The Inspector also stated that “The provision of affordable housing is an important
factor, but | consider that it is the range of benefits that would be achieved, arising
from the particular circumstances of this site, which together constitute the
exceptional circumstances necessary to justify the alteration of the Green Belt
boundary”.

This site is, therefore, identified in Policy CP18 of the Tonbridge and Malling
Borough Core Strategy 2007 “as a strategic housing location to meet housing
needs in the more remote part of the Malling rural area.”

This position of policy support is amplified by Policy H2 of the Development Land
Allocations DPD (DLA DPD) 2008 which allocates land at Isles Quarry for
residential development. The policy shows the site as having a capacity of 200
dwellings. It requires the site to be developed in accordance with an approved
Master Plan, which has been provided alongside the application. This includes
land to the west and south of the housing allocation up to and including the SNCI,
subject to the other provisions of Policy H2.

Following the subsequent examination into the DLA DPD, the Inspector wrote
“Policy H2 refers to Isles Quarry West, which | considered in some detail in my
report on the Core Strateqgy. The DLA DPD defines the boundaries of the site, and
provides a clear indication of matters that should be progressed through the
preparation of a Master Plan. No substantial new issues have been raised
through the DLA DPD examination, but to ensure consistency with the TCAAP
(DPTL note: this reference is to the Area Action Plan for Tonbridge which was
being examined by the same Inspector), / consider that reference should be made
to the need for contributions to off-site sewerage capacity.”

Policy H2 requires the following:

(a) proposals to be pursuant to Core Policy CP17(2) for a phased provision of
affordable housing in line with projected needs;

(b) reduction of the ground levels and integration with the housing development
at the lower level of any part of the higher-level platform that is to be
developed for housing;

(c) regard to the potential environmental impact of any continuing employment
use of the upper platform if all or part of it is not to be incorporated in the
housing area, 