Culture and the Environment

Comments regarding proposed development

Application 19/01788/AS
Outline application for up to 250 dwellings
Full application for Country Park, sports pitches, pavilion, access points
Appledore Road, Tenterden
Requirements for the provision of public open space
Public Open Space contributions

1.1. All public open space is to be provided both off and on site.
	 
	Capital contribution for on-site provision 
	Capital contribution for off-site provision 
	Commuted maintenance sum for the development
	Notes

	Sport
	On site provision
	

	Informal/natural
	90,500.00
	
	81,250.00
	

	Play
	135,250.00
	162,250.00
	165,750.00
	On or off site provision to be confirmed

	Allotments
	
	64,500.00
	16,500.00
	

	Strategic Parks
	
	36,500.00
	11,750.00
	


The above comments on the level of contributions for open space should not be taken to indicate that Cultural Services will approve the scheme.  Contributions are calculated as per the Public Green Space and Water Environment SPD 2012.
1.2. Consultation is required with Tenterden Town Council to agree public open space provision on-site, as existing and planned provision for Tenterden impacts on what should be provided at this location.

1.3. Typically for a development of this size, the only public open space to be provided on site would be Informal public open space.  However the location of this site raises the possibility of another public open space typology at this location; the nearest off site play space is greater than the current walking threshold of 400m as detailed in the Open Space SPD.

1.4. Informal/natural and play could feasibly be provided at this location. These public open space on-site contributions calculate in hectares as:

· Informal/Natural: 1.21 ha

· Play: 0.29 ha
1.5. The capital investment for all the above typologies must meet the minimum detailed in the table at point 1.1.
1.6. Potential off site public open space projects:
· Play: if provided off site then Tenterden Town Council will need to advise on a suitable site.
· Allotments: Tenterden Town Council will need to advise on a suitable site.
· Strategic Parks capital:  The proposed ‘Country Park’ is considered as informal/natural public open space.  Strategic Park contribution is still required; Ashford Borough Council are seeking contributions towards improvements at Conningbrook Lakes Country Park.
Requirement for Cultural Improvements
1.7. A contribution is required for off-site contribution towards the arts sector: £84,600; St Mildreds Church project, programming and/or provision of space.
1.8. A contribution is required for off-site contribution towards the voluntary sector: £21,750; St Mildreds Church project, programming and/or provision of space.
Comments on the proposed layout 
Open Space / Landscape
1.9. Informal open space provided as part of the development must be integrated within the built development, entirely overlooked, genuinely useable and fully accessible all year round, and within 400m walking distance of all properties.  
1.10. The public open space must include all the necessary infrastructure and planting to create a quality landscape scheme.  The following locations will not count towards the area of required informal public open space:
· Flood zone areas
· Necessary drainage features such as attenuation ponds 
· Landscape required as ecological mitigation
· Amenity space – verges, buffers etc
1.11. The minimum size of informal public open space must be 0.25ha, as detailed in the adopted Public Green Spaces & Water Environment SPD.  The Planning Statement details the ‘Country Park’ element as 8.66 ha and this therefore appears to comply.  The planning statement details 0.69 ha of Central Green Space; this is unlikely to comply in its entirety as it is dominated by water features which restricts use of the space.
1.12. If on-site play is provided, this must include a 30m buffer, as detailed in the PGS&WE SPD.  We also require the size of any on-site play space to be detailed to ensure it meets the minimum 0.29 ha triggered by a development of 250 dwellings.  The planning statement details a ‘natural play trail of 0.25 ha’, which is not acceptable provision.
1.13. Play space must be formal and ‘equipped play’; natural features will not contribute towards play space provision.  The LAPS detailed in the planning statement will not count towards required play provision - this is not a designation the council uses or recognises.
1.14. A development of this scale will only generate one play space on site; this should be integrated into the development and well overlooked, to provide natural surveillance.  The current location for play is not ideal, and we would like to see the developer explore options for locations which integrate better with the built development.
1.15. Regarding sport, the S106 will need to allow for an early trigger for delivery of sport (e.g. by commencement of the access road) to ensure that the ‘lost’ pitches are replaced prior to being built on.
1.16. Clarity is required on provision of the sport facilities; the draft Heads of Terms for the S106 details ‘provision of land’, as opposed to providing the facility in its entirety. Without this clarity not only is the Illustrative Masterplan misleading, but it’s not clear what the developer is providing in terms of provision to mitigate for the development and loss of existing sport provision. 

1.17. Clarity is required on the provision of the Country Park as illustrated – is the developer providing the land only or the whole scheme?

1.18. To note, Ashford Borough Council will not be adopting any of the on-site public open space.

1.19. Regarding the open space on site and impact to the landscape, we expect a net gain in terms of biodiversity and loss of landscape features, particularly loss of water bodies/features, hedgerow and trees.  Replacement of an existing water feature with a SuDS feature will not automatically be considered as suitable replacement. 

1.20. Given the impact on the local landscape and adjacent AONB, the quality of the landscape proposed here will need to be very high.  The ‘detailed area’ drawings provide limited details, and do not cover the whole area for the full planning permission element of the submission. The drawings typically do not detail levels, materials, suppliers etc; any planning conditions will need to ensure we receive sufficient detail to allow us to provide informed comments.
1.21. The detailed area drawings include elements such as a dovecote and beehives – are these realistic proposals?
1.22. The Amenity Space as detailed at 6.16.31 in the Planning Statement does not differentiate between onsite and offsite public open space provision, neither does it consider the loss of sports provision triggered by the development, and required replacement in addition to the need generated by the development.  Therefore public open space provision requires clarity and a greater level of detail.

This response was submitted following consideration of the following documents:

· Illustrative Masterplan
· Design and Access Statement

· Detailed area drawings
· Planning Statement

· Draft Heads of Terms for S106 Agreement
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