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16 September 2021 
 

PLANNING DECISION NOTICE 
 

APPLICANT: Mr & Mrs Mark Harding 

DEVELOPMENT TYPE: Large Maj Dwellings 

APPLICATION 
REFERENCE: 

18/506677/HYBRID 

PROPOSAL: Hybrid application - Planning permission is sought for 
change of use of existing dwellinghouse to 
replacement farm shop with office above, and 
conversion of toilet block to farm produce store (167 
sqm) and Outline planning permission is sought for 
demolition of existing agricultural buildings and farm 
shop, erection of up to 19 dwellings, erection of 
implement store, associated access road, parking, 
pedestrian footpath and landscaping (access and 
layout being sought only). 

 
ADDRESS: 

 
Halfway Egg Farm, Featherbed Lane, Sittingbourne, 
Kent, ME9 8RA  

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

Mr & Mrs Mark Harding 
C/O Bloomfields 
FAO: Mrs Vicky Bedford 
77 Commercial Road 
Paddock Wood 
Tonbridge 
TN12 6DS 



 

 

 

1. The detailed element ('change of use of existing dwellinghouse to replacement farm 
shop with office above, and conversion of toilet block to farm produce store 167 sqm' 
and referred to subsequently as 'the detailed element') of the development to which this 
permission relates must be begun not later than the expiration of three years beginning 
with the date on which the permission is granted. 

  
 Reason: In pursuance of Section 91 of the Town and Country Planning Act 1990 as 

amended by the Planning and Compulsory Purchase Act 2004. 
  
2. Details relating to the landscaping, scale and appearance of the proposed dwelling(s) 

("reserved matters") shall be submitted to and approved by the Local Planning Authority 
before any development is commenced (other than the detailed element). 

  
 Reason: In pursuance of Section 92 of the Town and Country Planning Act 1990 as 

amended by the Planning and Compulsory Purchase Act 2004. 
  
3. Application for approval of reserved matters referred to in Condition (2) above must be 

made not later than the expiration of three years beginning with the date of the grant of 
outline planning permission. 

  
 Reason: In pursuance of Section 92 of the Town and Country Planning Act 1990 as 

amended by the Planning and Compulsory Purchase Act 2004. 
  
4. The outline elements of the development to which this permission relates must be begun 

not later than the expiration of two years from the final approval of the reserved matters 
or, in the case of approval on different dates, the final approval of the last such matter to 
be approved. 

  
 Reason: In pursuance of Section 92 of the Town and Country Planning Act 1990 as 

amended by the Planning and Compulsory Purchase Act 2004. 
  
5. The detailed element of the development shall be carried out in accordance with the 

following approved plans: Proposed Shop Floor Plans no.14 B; Proposed Shop 
Elevations no. 15 A; Proposed Store Floor Plans and Elevations no. 16 A and Proposed 
Site Plan no. 01 G (for detailed element only). 

  
 Reason: To accord with the terms of the application and in the interests of proper 

planning. 
  
6. The details submitted pursuant to condition (2) above shall show adequate land, 

reserved for the parking or garaging of cars (in accordance with the currently adopted 
Kent County Council Vehicle Parking Standards) which land shall be kept available for 
this purpose at all times and no permanent development, whether permitted by the Town 
and Country Planning (General Permitted Development) (England) Order 2015 (as 
amended) (or any order revoking or re-enacting that Order) or not shall be carried out on 
such land (other than the erection of a private garage or garages) or in a position as to 
preclude vehicular access thereto; such land and access thereto shall be provided prior 
to the occupation of the dwelling(s) hereby permitted. 

  



 

 

 

 Reason: Development without adequate provision for the parking or garaging of cars is 
likely to lead to car parking inconvenient to other road users. 

  
7. Construction of the development (for the residential development) shall not commence 

until details of the proposed means of foul and surface water sewerage disposal have 
been submitted to, and approved in writing by, the Local Planning Authority in 
consultation with Southern Water. 

  
 Reason: To ensure that foul and surface water is adequately disposed of.  
  
8. Development shall not begin in any phase (for the residential development) until a 

detailed sustainable surface water drainage scheme for the site has been submitted to 
(and approved in writing by) the local planning authority. The detailed drainage scheme 
shall be based upon the Surface Water Drainage Strategy and report by Monson and 
Sustainable Management and Maintenance Plan by Monson (June 2018). The drainage 
scheme shall also demonstrate that the surface water generated by this development 
(for all rainfall durations and intensities up to and including the climate change adjusted 
critical 100 year storm) can be accommodated and disposed of without increase to flood 
risk on or off-site. 

  
 The drainage scheme shall also demonstrate (with reference to published guidance): 
 o that silt and pollutants resulting from the site use can be adequately managed to 

ensure there is no pollution risk to receiving waters. 
 o appropriate operational, maintenance and access requirements for each drainage 

feature or SuDS component are adequately considered, including any proposed 
arrangements for future adoption by any public body or statutory undertaker. 

  
 The drainage scheme shall be implemented in accordance with the approved details. 
  
 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. 

  
9. No building on any phase (for the residential development) (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, carried out by a 
suitably qualified professional, has been submitted to the Local Planning Authority which 
demonstrates the suitable modelled operation of the drainage system such that flood risk 
is appropriately managed, as approved by the Lead Local Flood Authority. The Report 
shall contain information and evidence (including photographs) of earthworks; details 
and locations of inlets, outlets and control structures; extent of planting; details of 
materials utilised in construction including subsoil, topsoil, aggregate and membrane 
liners; full as built drawings; topographical survey of 'as constructed' features; and 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. 

  
10. No development approved by this permission shall be commenced (including the 

detailed element) prior to a contaminated land assessment (and associated remediation 
strategy if relevant), being submitted to and approved in writing by the Local Planning 
Authority, comprising: 

  
 a) A desk study and conceptual model, based on the historical uses of the site and 

proposed end-uses, and professional opinion as to whether further investigative works 
are required. A site investigation strategy, based on the results of the desk study, shall 
be approved by the Local Planning Authority prior to any intrusive investigations 
commencing on site. 

  
 b) An investigation, including relevant soil, soil gas, surface and groundwater 

sampling, carried out by a suitably qualified and accredited consultant/contractor in 
accordance with a Quality Assured sampling and analysis methodology. 

  
 c) A site investigation report detailing all investigative works and sampling on site, 

together with the results of analyses, risk assessment to any receptors and a proposed 
remediation strategy which shall be of such a nature as to render harmless the identified 
contamination given the proposed end-use of the site and surrounding environment, 
including any controlled waters.  

  
 Reason: To ensure any contaminated land is adequately dealt with. 
  
11. Before any part or agreed phase of the development is occupied, all remediation works 

identified in the contaminated land assessment and approved by the Local Planning 
Authority shall be carried out in full (or in phases as agreed in writing by the Local 
Planning Authority) on site under a quality assured scheme to demonstrate compliance 
with the proposed methodology and best practice guidance. If, during the works, 
contamination is encountered which has not previously been identified, then the 
additional contamination shall be fully assessed and an appropriate remediation scheme 
agreed with the District Planning Authority. 

  
 Reason: To ensure any contaminated land is adequately dealt with. 
  
12. Upon completion of the works identified in the contaminated land assessment, and 

before any part or agreed phase of the development is occupied, a closure report shall 
be submitted which shall include details of the proposed remediation works with quality 
assurance certificates to show that the works have been carried out in accordance with 
the approved methodology. Details of any post-remediation sampling and analysis to 
show the site has reached the required clean-up criteria shall be included in the closure 
report together with the necessary documentation detailing what waste materials have 
been removed from the site. 

  
 Reason: To ensure any contaminated land is adequately dealt with. 
  



 

 

 

13. The commencement of the development (for the residential development) shall not take 
place until a survey has been carried out to establish traffic noise levels affecting the site 
and predictions shall be made of any future traffic noise level increase over the next 15 
years. The survey shall be carried out in accordance with a written protocol, details of 
which shall be submitted to and approved by the Local Planning Authority before the 
survey is carried out. A noise survey/report (a-d below) shall be submitted to and 
approved by the Local Planning Authority prior to the commencement of the 
development. The approved measures shall be implemented in full prior to the first 
occupation of any of the buildings hereby permitted. 

 The report shall include;  
 (a) the results of the survey,  
 (b) the predictions of noise levels,  
 (c) details of the design measures that will be used to mitigate against traffic noise, and  
 (d) details of the building specifications of the dwellings which will be used to achieve a 

maximum internal noise level within any of the dwellings of 35dB(A) (Fast) with windows 
closed,  

  
 Reason: In the interests of residential amenity. 
  
14. The commencement of the development (including the detailed element) shall not take 

place until a programme for the suppression of dust during the demolition of existing 
buildings and construction of the development has been submitted to and approved in 
writing by the Local Planning Authority. The measures approved shall be employed 
throughout the period of demolition and construction unless any variation has been 
approved by the Local Planning Authority. 

  
 Reason: In the interests of the amenities of the area.  
  
15. No development shall take place (including the detailed element), including any works of 

demolition, until a Construction Method Statement has been submitted to, and approved 
in writing by, the Local Planning Authority. The approved Statement shall be adhered to 
throughout the construction period. The Statement shall provide for:  

 (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 
  
 Reason: In the interests of the amenities of the area and highway safety and 

convenience 
  
16. The proposed estate roads, footways, footpaths, verges, junctions, street lighting, 

sewers, drains, retaining walls, service routes, surface water outfall, vehicle overhang 
margins, embankments, visibility splays, accesses, carriageway gradients, drive 
gradients, car parking and street furniture shall be constructed and laid out in 
accordance with details to be submitted and approved by the Local Planning Authority in 
writing before their construction begins. For this purpose, plans and sections, indicating 
as appropriate, the design, layout, levels, gradients, materials and method of 
construction shall be submitted to the Local Planning Authority. 



 

 

 

  
 Reason: To ensure that the roads are laid out and constructed in a satisfactory manner. 
  
17. Before the first occupation of a dwelling / premises the following works between that 

dwelling / premises and the adopted highway shall be completed as follows: 
  
 (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. 
  
18. The access hereby approved (as shown on drawing no. 01 G) shall be constructed and 

completed prior to the occupation of the first dwelling.  
  
 Reason: To ensure that a satisfactory means of access is provided for the site. 
  
19. The area shown on the submitted plan (including the detailed element) as vehicle 

loading/unloading and turning facilities shall be used for or be available for such use at 
all times when the premises are in use and no development, whether permitted by the 
Town and Country Planning (General Permitted Development) (England) Order 2015 (as 
amended) (or any order revoking or re-enacting that Order) or not, shall be carried out 
on that area of land or in such a position as to preclude vehicular access to this reserved 
area; such land and access thereto shall be provided prior to the commencement of the 
use hereby permitted. 

  
 Reason: Development without adequate provision for the parking, loading or off-loading 

of vehicles is likely to lead to parking inconvenient to other road users. 
  
20. No development beyond the construction of foundations (for the residential 

development) shall take place until details have been submitted to and approved in 
writing by the Local Planning Authority setting out and quantifying what measures, or 
offsetting schemes, are to be included in the development which will reduce the 
transport related air pollution of the development during construction and when in 
occupation.  The details shall include 1 electric vehicle charging point for each dwelling 
and no dwelling shall be occupied until the charging point for that dwelling has been 
installed.  

  
 Reason: To encourage the use of electric vehicles, in the interests of climate change 

and reducing pollution. 
  
21. Prior to the construction of any dwelling in any phase details of the materials and 

measures to be used to increase energy efficiency and thermal performance and reduce 
carbon emissions and construction waste shall be submitted to and approved in writing 
by the local planning authority. The development shall be carried out in accordance with 
the approved materials and measures.  

  
 Reason: In the interest of promoting energy efficiency and sustainable development. 
  



 

 

 

22. The details submitted pursuant to condition (2) (for the residential development) above 
shall include details for the installation of fixed telecommunication infrastructure and 
High Speed Fibre Optic (minimal internal speed of 100mb) connections to multi point 
destinations and all buildings including residential shall be submitted to and approved in 
writing by the Local Planning Authority. The details shall provide sufficient capacity, 
including duct sizing to cater for all future phases of the development with sufficient 
flexibility to meet the needs of existing and future residents. The agreed details shall be 
laid out at the same time as other services during the construction process. 

  
 Reason: To secure high quality communications infrastructure. 
  
23. No development (including the detail element) shall take place until the applicant, or their 

agents or successors in title, has secured the implementation of 
 ii.   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 in accordance with a specification and 
 timetable which has been submitted to and approved by the Local Planning 
Authority 

  
 Reason: To ensure appropriate assessment of the archaeological implications of any 

development proposals and the subsequent mitigation of adverse impacts through 
preservation in situ or by record 

  
24. The details submitted pursuant to condition (2) (for the residential development) above 

shall include details of both hard and soft landscape works. These details shall include 
existing trees, shrubs and other features, planting schedules of plants, noting species 
(which shall be native species and of a type that will encourage wildlife and biodiversity), 
plant sizes and numbers where appropriate, means of enclosure, hard surfacing 
materials, the retention and reinforcement of vegetation along the southern, northern 
and eastern boundaries of the site and an implementation programme. The works shall 
be carried out prior to the occupation of any part of the development or in accordance 
with the programme agreed in writing with the Local Planning Authority.  

  
 Reason: In the interests of the visual amenities of the area and encouraging wildlife and 

biodiversity.  
  
25. No development (for the detailed element) beyond the construction of foundations shall 

take place until full details of both hard and soft landscape works have been submitted to 
and approved in writing by the Local Planning Authority. These details shall include 
existing trees, shrubs and other features, planting schedules of plants, noting species 
(which shall be native species and of a type that will encourage wildlife and biodiversity), 
plant sizes and numbers where appropriate, means of enclosure, hard surfacing 
materials, the retention and reinforcement of vegetation along the southern and eastern 
boundaries of the site and an implementation programme. The works shall be carried out 
prior to the occupation of any part of the development or in accordance with the 
programme agreed in writing with the Local Planning Authority.  

  



 

 

 

 Reason: In the interests of the visual amenities of the area and encouraging wildlife and 
biodiversity.  

  
26. Upon completion of the approved landscaping scheme, any trees or shrubs that are 

removed, dying, being severely damaged or becoming seriously diseased within five 
years of planting shall be replaced with trees or shrubs of such size and species as may 
be agreed in writing with the Local Planning Authority, and within whatever planting 
season is agreed.  

  
 Reason: In the interests of the visual amenities of the area and encouraging wildlife and 

biodiversity. 
  
27. Prior to works commencing on site (including vegetation clearance) (including the 

detailed element) a detailed reptile mitigation strategy must be submitted to the Local 
Planning Authority for written approval - the strategy must be based on the information 
included within paragraph 4.4 of the Ecological Appraisal, Reptile Survey and Mitigation 
Strategy (KB Ecology; October 2019). The mitigation strategy shall be implemented in 
accordance with the approved details and thereafter retained. 

  
 Reason: In the interests of protected species and biodiversity 
  
28. Within 3 months of works commencing on site (for the residential development) a 

management plan of the open space must be submitted to the Local Planning Authority 
for written approval. The management plan must demonstrate that the open space will 
be managed to retain and enhance the translocated reptile population. The plan must be 
implemented as approved. The management plan shall be implemented in accordance 
with the approved details and thereafter retained. 

  
 Reason: In the interests of protected species and biodiversity  
  
29. Within 3 months of works commencing on site (for the residential development), a 

scheme for the enhancement of biodiversity on the site shall have been submitted to and 
approved in writing by the Local Planning Authority. These shall include the installation 
of bat and bird nesting boxes and the provision of native planting where possible, and 
incorporation of recommendations as detailed in paragraph 4.10 of the Ecological 
Appraisal, Reptile Survey and Mitigation Strategy (KB Ecology; October 2019).The 
approved details will be implemented and thereafter retained. The provision and 
installation of enhancements should take place within 6 months of the commencement of 
works, where appropriate.  

  
 Reason: To enhance biodiversity 
  
30. The proposed residential development hereby permitted shall be designed to achieve a 

water consumption rate of no more than 110 litres per person per day, and the dwellings 
shall not be occupied unless the notice for the dwellings of the potential consumption of 
water per person per day required by the Building Regulations 2015 (As amended) has 
been given to the Building Control Inspector (internal or external).  

  
 Reason: In the interests of water conservation and sustainability. 
  



 

 

 

31. The details submitted pursuant to condition (2) above shall demonstrate how principles 
relating to minimising the opportunities for crime and anti-social behaviour have been 
incorporated in the layout, landscaping and building design. 

  
 Reason: In the interests of minimising the opportunities for crime and anti-social 

behaviour.     
  
32. The details submitted pursuant to condition (2) above shall show dwellings extending to 

no more than 2 storeys in height. 
 
 Reason: In the interests of complementing the character and appearance of existing 

development in the vicinity of the site. 
  
33. The details submitted pursuant to condition (2) above shall include details in the form of 

samples of external finishing materials to be used in the construction of the development 
hereby approved shall be submitted to and approved in writing by the Local Planning 
Authority and shall be implemented in accordance with the approved details. 

  
 Reason: In the interest of visual amenity. 
  
34. The details submitted pursuant to condition (2) above shall accord with the layout hereby 

approved (as shown on drawing no. 01 G). 
  
 Reason: In the interests of complementing the character and appearance of existing 

development in the vicinity of the site. 
  
35. No construction work in connection with the development shall take place on any 

Sunday or Bank Holiday, nor on any other day except between the following times:- 
 Monday to Friday 0800 - 1800 hours, Saturdays 0800 - 1300 hours unless in association 

with an emergency or with the prior written approval of the Local Planning Authority. 
  
 Reason: In the interests of residential amenity. 
  
36. No impact pile driving in connection with the construction of the development shall take 

place on the site on any Saturday, Sunday or Bank Holiday, nor any other day except 
between the following times:- 

  
 Monday to Friday 0900-1700hours unless in association with an emergency or with the 

written approval of the Local Planning Authority. 
  
 Reason: In the interests of residential amenity. 
  
 
Informative(s): 
 
(1) The applicant is reminded that, under the Wildlife and Countryside Act 1981, as 

amended (section 1), it is an offence to remove, damage or destroy the nest of any wild 
bird while that nest is in use or being built. Planning consent for a development does not 
provide a defence against prosecution under this act. Trees, scrub, hedgerows and 
buildings are likely to contain nesting birds between 1st March and 31st August 



 

 

 

inclusive. Buildings and scrub are present on the application site and are to be assumed 
to contain nesting birds between the above dates, unless a recent survey has been 
undertaken by a competent ecologist to assess the nesting bird activity on site during 
this period and has shown it is absolutely certain that nesting birds are not present. 

 
 
 
The Council’s approach to this application: 
 
In accordance with paragraph 38 of the National Planning Policy Framework (NPPF), July 2021 
the Council takes a positive and proactive approach to development proposals focused on 
solutions. We work with applicants/agents in a positive and creative way by offering a 
pre-application advice service, where possible, suggesting solutions to secure a successful 
outcome and as appropriate, updating applicants / agents of any issues that may arise in the 
processing of their application.  
 
In this instance:  
 
The applicant/agent was advised of minor changes required to the application and these were 
agreed. 
 
 
 
 
 
 

 
 
 
Please be advised that irrespective of whether your proposal requires planning 
permission or not, it may still require Building Regulation Approval. For more 
information on this please visit our website   
https://www.swale.gov.uk/building-control 
 
 
IMPORTANT - YOUR ATTENTION IS DRAWN TO THE ATTACHED NOTES 
 

https://www.swale.gov.uk/building-control/


 

 

 

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

 
This decision does not give approval or consent that may be required under any act, bylaw, order or 
regulation other than Section 57 of the Town and Country Planning Act 1990.  
 
Appeals to the Secretary of State  
 
If you are aggrieved by the decision of your local planning authority (LPA) to refuse permission for the 
proposed development, or to grant it subject to Conditions, then you can appeal to the Secretary of State 
(SoS) under Section 78 of the Town and Country Planning Act 1990. Please see “Development Type” 
on page 1 of the decision notice to identify which type of appeal is relevant.  
 

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

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

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

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

 
 
Appeals can be made online at: https://www.gov.uk/planning-inspectorate. 
If you are unable to access the online appeal form, please contact the Planning Inspectorate to obtain a 
paper copy of the appeal form on tel: 0303 444 5000. 
 
If you intend to submit an appeal that you would like examined by inquiry then you must notify the Local 
Planning Authority ( planningappeals@midkent.gov.uk ) and Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the appeal. Further 
details are on GOV.UK. 
 
The SoS can allow a longer period for giving notice of an appeal but will not normally be prepared to use 
this power unless there are special circumstances which excuse the delay in giving notice of appeal.  
 
The SoS need not consider an appeal if it seems to the SoS that the LPA could not have granted 
planning permission for the proposed development or could not have granted it without the conditions 
they imposed, having regard to the statutory requirements, to the provisions of any development order 
and to any directions given under a development order. 

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

































































































































