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1. Introduction 

1.1 This Planning Statement has been prepared on behalf of Wates Developments (the Applicant) to 

support an outline planning application for new storage and distribution development (Class B8 use) 

at Land at Ashford Road, Maidstone (the Site). It should be read in conjunction with the submitted 

Economic Needs Assessment (ENA), also prepared by Avison Young (AY).  

1.2 The description of the proposed development is as follows: 

“Application for outline planning permission for storage and distribution floorspace (Class B8 use), 

up to 116,120 sq.ft, with ancillary offices, associated car parking, HGV parking, landscaping and 

infrastructure. All matters reserved except for access.” 

1.3 This planning application follows promotion of the site to the Maidstone Borough Local Plan Review 

(LPR) given the context of the approval of major scale employment development at the adjacent 

Woodcut Farm site. The proposal also reflects wider trends within the current market that has seen a 

significant increase in demand for storage and distribution development (both locally and nationally). 

A full justification for the proposed B8 development is provided in Chapter 6 of this Statement, based 

on evidence set out in the accompanying ENA.  

1.4 This Planning Statement sets out the context for the planning application, the site’s planning history, 

and provides an assessment of the proposal against key planning policies and other material 

considerations. In summary, the proposed scheme has a number of significant social, economic and 

environmental benefits, and planning permission should be granted without delay for the following 

reasons: 

• The proposed development will deliver significant economic benefits through provision of B8 
floorspace to meet unprecedented growth in demand that outstrips supply, in a location 
suitable for sub-regional strategic logistics development; 

• Provision of high-quality warehouse space to meet the demands of modern logistics occupiers 
in an area that is highly attractive to this growing sector given it exhibits all the locational 
requirements;  

• The development seeks to protect and enhance the natural, built and historic environment 
including targeting BREEAM ‘Excellent’ with opportunities for solar PVs, green walls and Electric 
vehicle charging; 

• The proposed development will deliver ecological benefits through on and off-site 
enhancements to achieve biodiversity net gain; 
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• Appropriate mitigation measures have been designed into the scheme to minimise landscape 
impacts;  

• The NPPF explicitly supports the provision of B8 storage and distribution development in 
suitable, accessible locations to meet the specific needs of the business sector; 

• Precedent has been set for the acceptability of B8 development at the site location through the 
neighbouring Woodcut Farm allocation (now under construction);  

• The proposed development would deliver approximately 110-130 full time equivalent jobs, 
equating to an annual GVA of approximately £4.7million. It is expected that 90% of these 
employees would live locally. The development is also expected to generate approximately 30 
indirect jobs locally and 50 indirect jobs in the wider area (eg supply chain positions).  

1.5 The application is submitted in outline, with all matters reserved excluding access. As such the 

submission pack comprises: 

Document 

• Completed Application Forms and Certificates 

• Agricultural Land Quality Report by Reading Agricultural Consultants; 

• Air Quality Assessment by Ramboll; 

• Composite Tree Survey, Arboricultural Implications Assessment, Proposed Tree Retention and 
Removal Plan, Tree Protection Plan and Arboricultural Method Statement by Flac 

• Heritage Assessment by Orion 

• Geophysical Survey Report by Sumo Geophysics Ltd 

• Phase I Desk Study Report by Geo-Environmental 

• Design and Access Statement by Scott Brownrigg 

• Ecological Impact Assessment by SLR 

• Biodiversity Net Gain Calculation by SLR 

• Sustainability Statement by Ramboll 

• Energy Strategy by Ramboll 

• BREEAM Pre-assessment by Ramboll 

• External Lighting Assessment by Ramboll 

• Drainage Strategy by Ramboll 
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• Flood Risk Assessment by Ramboll 

• Landscape and Visual Impact Assessment by Pegasus 

• Mineral Assessment by IC Planning 

• Noise Survey by Ramboll 

• Planning Statement by Avison Young 

• Employment Land and Economic Assessment Report by Avison Young 

• Transport Assessment (Swept Path and additional Access Drawings Appended) 

• Travel Plan 

Drawings submitted for approval  

• Site Location Plan at 1:500 by Jas Plan Services 

• Site Location Plan at 1:1250 by Jas Plan Services 

• ITB15323-G-001J – Proposed Site Access Arrangements 

Illustrative Drawings 

• Illustrative Masterplan (9512 SBR-ZZ-XX-DR-A-83100) 

P21-3546_06E Illustrative Landscape Masterplan [8]  

Illustrative drawings appended to the DAS 

• Proposed Ground Floor Plan; 

• Proposed First Floor Plan; 

• Proposed Roof Plan ; 

• Proposed Ancillary Buildings Plans x3 

• Proposed Elevations AA & BB East & West; 

• Proposed Elevations CC & DD North & South ; 

• Proposed Floor Plans ; 

• Illustrative Sections 

• Topographical Survey 
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2. Site Context  

Site and Surroundings 

2.1 The site comprises a roughly triangular parcel of greenfield land approximately 2.88ha in area, 

immediately to the southwest of M20 Junction 8, and approximately 6.5km to the east of Maidstone 

town centre. It is bounded by Musket Lane to the north, Ashford Lane (A20) to the south / west, and 

the approach roads to M20 Junction 8 to the east.  A corridor of mature trees runs along the eastern 

boundary between the site and the junction approach road.   

2.2 The wider area is rural in character, however the site is clearly enveloped by a significant amount of 

built infrastructure in the locality. Immediately to the east of the Site lies a major motorway junction 

which connects to a further major highway, the A20, both of which frame the Site. Planning permission 

has been granted for the Woodcut Farm employment development on the fields directly north of the 

site which is currently under construction. Further details of the Woodcut Farm development are 

provided from paragraph 2.9 of this Planning Statement. Immediately north of the Site and the M20 

motorway is a motorway service area, known as Maidstone Services. Approximately 1km to the west of 

the Site lies a large golf course and country club, known as the Tudor Park Marriott Hotel. Approximately 

400m to the southeast of the Site lies a further major hotel complex, the Mercure Maidstone Great 

Danes Hotel. 

2.3 In terms of heritage assets, the site is approximately 800m from the closest boundaries of Leeds Castle 

and Registered Park and Garden (Grade II* Listed) and Hollingbourne village’s Eyhorne Street 

Conservation Area (located on the opposite side of the M20). There are also 13 Grade II Listed Buildings 

within 1km of the site. The site itself has been subject to archaeological finds of low significance, as 

detailed in the submitted Heritage Assessment. 

2.4 The site is not covered by any landscape designations, however it is approximately 600m (at its closest 

point) to the southwest of the Kent Downs AONB boundary, while Len Valley Landscape of Local Value 

is located on the opposite side of Ashford Road to the south. The 2021 Landscape Character 

Assessment prepared by Jacobs on behalf of Maidstone Borough Council (MBC) references the impact 

of the highways infrastructure of the site’s setting stating: 

“…the landscape is heavily influenced by the M20/HS1 corridor, and traffic is both visible and audible. 

The busy A20, Ashford Road, also dissects the area in an east west direction, increasing the impact of 

major infrastructure and fragmenting the landscape.” (para. 49.20) 
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2.5 In terms of environmental designations, the site is within Flood Zone 1 (lowest flood risk classification) 

and within the Kent County Council (KCC) Minerals Safeguarding Area. There are no ecological 

designations within the site, however the River Len Millpond and Carr Local Wildlife Site is located 400m 

to the south-east, and the Snarkhurst Wood and Howe Court Wood Local Wildlife Site located to 600m 

to the north. An area of protected roadside verge is located south the M20 slip road to the south of the 

site.    

2.6 In terms of sustainable travel connectivity, two train stations (Hollingbourne and Bearsted) are within 

a 10-minute cycle, and the nearest bus stop is approximately 5 minutes’ walk served regularly by the 

10X to/from Maidstone.      

Logistics benefits 

2.7 Being adjacent to M20 J8, the site is well located strategically for logistics use both nationally and 

internationally. The site has a reach as far as the East Midlands (within 270 minutes by HGV) and is 

within easy reach of Heathrow and Gatwick Airports via the M25. The Thames and Channel Sea ports 

and Eurotunnel are also easily accessible. It is estimated that approximately 21 million consumers are 

reachable within 3 hours via HGV.  Further detail on the locational benefits of the site can be found at 

pp3-5 of the submitted ENA. 

2.8 The site’s strategic location is recognised within Policy EMP1 ‘employment site allocations’ of the 

adopted local plan with reference to Woodcut Farm: 

“There is a unique opportunity in the borough to provide a prestigious business park at Junction 8 of 

the M20 that is well connected to the motorway network and that can provide for a range of job 

needs up to 2031. The Woodcut Farm site will meet the ‘qualitative’ need for a new, well serviced and 

well connected mixed use business park in the borough which can meet the anticipated demand for 

new offices, small business orientated space, stand-alone industrial and manufacturing space built 

for specific end users and smaller scale distribution businesses.” 
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Planning History 

2.9 The table below sets out the planning history of the application site: 

Reference Description Decision 

07/2092* 

Outline planning permission for the construction of hardstanding areas to 
form rail/road freight interchange with freight handling equipment, new 
railway sidings in part with acoustic enclosure, earthworks and retaining 
walls, buildings for Class B8 warehousing and Class B1 uses, access works, 
internal roads and bridges, loading and manoeuvring areas, car and lorry 
parking, ancillary truck-stop and gatehouse security facilities, electricity 
sub station, realignment of public rights of way and watercourses, drainage 
works and landscaping with access to be considered at this stage and all 
other matters reserved for future consideration 

Refused and 
dismissed at 
appeal 

07/0682* 
Scoping opinion sought in respect of an environmental assessment to be 
submitted in relation to a proposed rail freight interchange with associated 
development. 

EIA 
Development 

82/0888 
Change of use to recreational land, as amended by the applicant on 
08/07/82, as validated on 08/07/82, and as further amended by letter dated 
02/08/82 

Refused 

*Site comprised 107ha that included the application site plus neighbouring land parcels 

Adjacent Woodcut Farm Allocation 

2.10 Directly to the north and west of the site is the Woodcut Farm site allocation (Policy EMP1(4). It 

comprises an employment allocation for up to 49,000m2 of mixed employment floorspace – B1 (now 

class E), B2 and B8 with a designated landscaped area to its west. The adopted policy requires at least 

10,000m2 of B1a/B1b floorspace as a minimum.  

2.11 The site has outline planning permission (ref. 17/502331/OUT) with reserved matters applications for 

phases 1 (20/505182/REM, 21/502637/REM) and 2 (21/506791) recently approved. The original outline 

permission was granted in July 2018 for 45,295m2 of commercial floorspace (B1 (now E) and B8 uses). 

A number of S73 variation of condition applications have also been approved, for changes to the outline 

permission to revise the configuration of the height and size of development on the eastern and 

western sides of the site (ref 20/505195/OUT) and also commercial floor space provision 

(21/506790/OUT). 

2.12 Within the Committee report for the original outline consent (ref. 17/502331/OUT), the landscape 

impact of the proposal was considered acceptable on balance. Regarding the impact on the AONB, the 

case officer concluded that due to the distances and/or the effect of intervening landform and 

vegetation, the proposed development was not considered to result in an unacceptable impact. In 

relation to more localised views from the A20, M20 and Old Mill Lane, the case officer outlined that 
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harm would arise, however appropriate mitigation could reduce this harm and when considered 

against the considerable economic benefits associated with the proposal was outweighed. 

2.13 The approved development is now under construction and sets the precedent that employment 

development is acceptable in this location.  
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3. Pre-application Engagement 

Maidstone Borough Council Pre-application Advice 

3.1 A pre-application meeting was held on 4th March 2022 between the applicant team and Richard Timms 

(Planning Officer, Maidstone Borough Council) with written feedback provided on 16th March 2022. The 

main focus of the discussion was to discuss the principle of a single B8 unit at the application site.  

3.2 The feedback was largely unsupportive of the proposals, with the key points as follows: 

• The site is located in the “countryside” under policy SP17. No other Local Plan policies support 

new stand-alone employment development in a countryside location, therefore the proposal is 

contrary to the Development Plan.  

• The site was promoted for employment use to the Local Plan Review, however the Council’s 

view was that it is not required to meet future employment needs. This is despite a case being 

made for B8 demand in Maidstone Borough.  

• The proposals were considered to cause significant harm to the local landscape and the setting 

of the Kent Downs AONB that could not be adequately mitigated by landscape screening.    

3.3 A copy of the written feedback is enclosed at Appendix 1.  

3.4 In response to the pre-application feedback received from MBC, Wates have sought to develop the 

design of the scheme, including a reduction in quantum of development and production of a robust 

landscape masterplan for the site. 

EIA Screening 

3.5 An EIA Screening Request was submitted to MBC in November 2022. The subsequent Screening 

Opinion concluded that the proposed development does not constitute EIA development.  

Kent County Council Highways 

3.6 Pre-application discussions have been undertaken with Kent County Council (KCC) Highways and the 

following matters have been agreed in principle: 

• Site Access Arrangements; 

• Access to sustainable transport and agreement on the submission of a Framework Travel Plan 

as part of this application; 
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• Traffic impact assessment parameters; and 

• Safeguarding of part of the A20 adjacent to the application site entrance to enable delivery of a 

roundabout that would serve a potential residential scheme that is being promoted for future 

development. 

3.7 Further details relating to pre-application discussions with KCC Highways can be found in Section 1.2 

of the submitted Transport Assessment.     

Local Plan Promotion 

3.8 The application site was previously included as part of a wider land promotion that was submitted to 

the Maidstone Local Plan Review Call for Sites in December 2019. This comprised an area to the south 

of the A20, also within the applicant’s control, for residential development and public open space.  

3.9 However, Wates subsequently took the decision to separate the application site from the wider 

promotion area and has promoted it as a stand-alone employment site to the Regulation 19 public 

consultation and at the Local Plan Review Examination hearings.  The application site lies outside of the 

red line for the Leeds Langley Area of Search (draft policy LPRSP5A).  

3.10 The application site was promoted at the Examination hearings supported by evidence that identified 

substantial need for B8 development in Maidstone borough. Other parties present at the Examination 

hearings also presented similar evidence identifying an unmet need for additional employment 

development in Maidstone Borough.  

3.11 At the time of submission, the Examination is still ongoing, and we are yet to understand from the 

Inspector whether the Local Plan Review Employment Needs evidence base and subsequent floorspace 

requirements set out in the draft spatial strategy policy are sound. A Preliminary Findings Statement 

has been published by the Inspector, however there is little discussion on employment land supply and 

demand, or specific logistics needs within the Borough. Further detail on emerging policy is provided 

in Chapter 5. 

3.12 All stages of site promotion have been in the public domain and therefore subject to consultation to a 

range of stakeholders. 

Opportunity at Reserved Matters Stage 

3.13 As alluded to throughout this planning statement, the application before the LPA is submitted in Outline 

with only the access being submitted in detail. It allows for a decision on the general principles for how 

a site can be developed and requires the submission of reserved matters. Any subsequent Reserved 

Matters application will contain detail of appearance, landscaping, layout and scale. 
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3.14 We consider that there will be an additional opportunity for public and stakeholder engagement at 

Reserved Matters Stage, where the feedback made can influence the design of the proposals more 

substantially. There will also be greater certainty to the occupier of the site. 
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4. The Proposed Development 

4.1 This application seeks outline planning permission for the development of storage and distribution 

floorspace (Class B8), with ancillary offices, associated car parking, HGV parking, landscaping, and 

infrastructure. The development proposals comprise: 

• Maximum of 11,368m2 (GIA) floorspace warehouse building in storage and distribution use 
(Class B8) including mezzanine floorspace (853.8m2  GIA) which contains ancillary office space 
(785.1m2 GIA); 

• Warehouse building to have a maximum external height of 15 metres; 

• Maximum of 100 employee and visitor car parking spaces (6 disabled spaces); 

• 10 active EV charging points and a further 10 spaces with passive provision; 

• 58 cycle spaces and 10 motorcycle spaces (with showers and changing facilities provided);  

• HGV parking for a maximum of 40 vehicles (24 parking spaces and 16 docking bays); 

• Highways access works (detailed); 

• Sustainable travel footway/cycleway connection to existing path built in connection with 
neighbouring Woodcut Farm development; 

• Indicative soft and hard landscaping works that delivers visual screening and ecological 
enhancement; 

• Indicative surface water drainage strategy incorporating SuDS features and foul water drainage 
strategy; and 

• Indicative energy strategy setting out how the policy requirement of BREEAM “excellent” would 
be achieved.  
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5. Relevant Planning Policy 

5.1 The Planning and Compulsory Purchase Act 2004 (Section 38(6)) states that planning decisions shall be 

taken in accordance with the adopted Development Plan unless other material considerations indicate 

otherwise. The relevant documents of the Development Plan are: 

• Maidstone Borough Local Plan 2011-2031 (adopted 2017) 

• Kent Minerals and Waste Local Plan 2013-2030, as amended by Early Partial Review (adopted 

2020) 

5.2 Planning policy guidance is set at a national level in the National Planning Policy Framework (July 2021) 

(NPPF) and associated Planning Practice Guidance (PPG) and these are considered to be material 

considerations in the assessment of the proposed development.   

5.3 In addition to the NPPF and PPG, other relevant key material considerations in this instance include: 

• Draft Maidstone Local Plan Review and Evidence Base 

• Kent & Medway Structure Plan 2006: SPG4 Vehicle Parking Standards 

Maidstone Borough Local Plan 2011-2031 (adopted 2017)  

5.4 This is an application for outline planning permission, with all matters reserved apart from access, 

therefore the Local Plan policies most relevant to the principle of the proposed development are 

considered to be as follows: 

• Policy SS1 Spatial Strategy – The policy states a requirement to deliver 49,911sqm of 
warehouse floorspace during the plan period. An expanded Maidstone urban area will be the 
principal focus for development in the borough.  

It states that Junction 8 of the M20 is the location of a prestigious business park allocation 
suitable for offices, industry and warehousing (the Woodcut Farm allocation, adjacent to the 
application site). 

• Policy SP17 The Countryside - Development proposals in the countryside will not be permitted 
unless they accord with other policies in this plan and they will not result in harm to the 
character and appearance of the area.  

Great weight should be given to the conservation and enhancement of the Kent Downs Area of 
Outstanding Natural Beauty. Proposals should not have a significant adverse impact on the 
settings of the Kent Downs Area of Outstanding Natural Beauty or the High Weald Area of 
Outstanding Natural Beauty.  

Development in the countryside will retain the separation of individual settlements. 
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• SP18 Historic Environment - To ensure their continued contribution to the quality of life in 
Maidstone Borough, the characteristics, distinctiveness, diversity and quality of heritage assets 
will be protected and, where possible, enhanced. 

• SP21 Economic Development - The council is committed to supporting and improving the 
economy of the borough and providing for the needs of businesses. This will be achieved 
through the allocation of specific sites and through: 

…Supporting proposals that encourage highly skilled residents to work in the borough to reduce out-
commuting… 

• DM21 Assessing the transport impacts of development – This policy states that proposals 
must demonstrate that trips to and from the site can be successfully accommodated without 
causing severe residual impacts. A transport Assessment and Travel Plan must also be provided 
where appropriate, and proposals should comply with the requirements of Policy DM6 for air 
quality.  

The policy also states that adequate provision should be made, where necessary and 
appropriate, to facilitate trips by public transport. 

• DM30 Design Principles in the Countryside – This policy states that development outside of 
settlement boundaries should be of high-quality design, satisfy the requirements of other 
policies in the Local Plan, and meet a number of other criteria relating to design, landscape 
impact, traffic generation, and use of existing buildings.  

5.5 Other Local Plan policies that have been taken into consideration in designing the proposed scheme 
are listed below: 

• SP3 Sustainable Transport 
• ID1 Infrastructure Delivery 
• DM1 Principles of good design 
• DM2 Sustainable design 
• DM3 Natural environment 
• DM6 Air quality 
• DM8 External Lighting 
• DM23 Parking Standards  
• DM30 - Design Principles in the countryside 

Kent County Council Minerals and Waste Local Plan 2013-2020 (as 
amended by Early Partial Review) 

5.6 The site is located within a designated mineral safeguarding zone, with policy DM7 Safeguarding Mineral 
Resources being most relevant which states: 

“Planning permission will only be granted for non-mineral development that is incompatible with minerals 
safeguarding, where it is demonstrated that either: 

1. the mineral is not of economic value or does not exist; or 
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2. that extraction of the mineral would not be viable or practicable; or 

3. the mineral can be extracted satisfactorily, having regard to Policy DM9, prior to the non-minerals 
development taking place without adversely affecting the viability or deliverability of the non-
minerals development; or 

4. the incompatible development is of a temporary nature that can be completed and the site 
returned to a condition that does not prevent mineral extraction within the timescale that the 
mineral is likely to be needed; or 

5. material considerations indicate that the need for the development overrides the presumption for 
mineral safeguarding such that sterilisation of the mineral can be permitted following the 
exploration of opportunities for prior extraction; or 

6. it constitutes development that is exempt from mineral safeguarding policy, namely householder 
applications, infill development of a minor nature in existing built up areas, advertisement 
applications, reserved matters applications, minor extensions and changes of use of buildings, 
minor works, non-material amendments to current planning permissions; or 

7. it constitutes development on a site allocated in the adopted development plan 

8. where consideration of the above factors (1-6) concluded that mineral resources will not be 
needlessly sterilised.” 

Draft Maidstone Local Plan Review and Evidence Base 

5.7 The draft Maidstone Local Plan Review was submitted for Examination on … with the Examination in 

Public (EIP) hearing session relating to employment land taking place on September 7th 2022.  

5.8 The LPR evidence base for employment land comprises the EDNS and EDNS Addendum, prepared by 

Lichfields. The EDNS recommended an initial B8 warehouse floorspace requirement of 37,265 (2022-

2037), however a second figure of 56,270sqm (2022-2037) was calculated that factored in the economic 

impacts of the COVID-19 pandemic. This showed a significant increase in the need for B8 floorspace, 

however Lichfields maintained that the initial figure should be incorporated into policy.   

5.9 Draft Policy LPRSS1 therefore identifies a B8 floor space requirement of 40,990sqm and does not 

propose any new allocations for B8 development. The Local Plan Review is relying on existing 

allocations to meet this requirement.  

5.10 Avison Young submitted a hearing statement to the Examination which objected to the proposed 

floorspace requirement, supported by the accompanying ENA as evidence that the proposed 

floorspace figure was insufficient to meet the demands of the logistics sector. Savills also submitted an 

evidence document relating to the Woodcut Farm site, also stating that the proposed floorspace 

requirement was insufficient to meet the substantial demand for B8 sites in Maidstone Borough. 
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5.11 As the Examination is ongoing and there have been objections to the soundness of LPRSS1, only limited 

weight can be given to the policy and evidence supporting it. However, we still consider the evidence 

base to be a material consideration to this application as it is the most recent needs study that has 

been carried out and therefore more accurate and of more relevance than the adopted Local Plan 

evidence base.      

National Planning Policy Framework (NPPF) 

5.12 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for 

England and explains how these should be applied. The latest version of the NPPF was published in 

2021. The key policies that are considered relevant to the application proposals are set out below. 

5.13 Paragraphs 7 and 8 state that the purpose of the planning system is to “contribute to the achievement 

of sustainable development” and that there are three objectives to achieving this – economic, social 

and environmental objectives. Specifically relevant to this application is the economic objective, which 

states: 

“to help build strong, responsive and competitive economy, by ensuring that sufficient land of the right types 

is available in the right places and at the right time to support growth, innovation and improved productivity” 

5.14 Paragraph 10 states that in order to positively pursue sustainable development, there is a presumption 

favour of sustainable development. Paragraph 11 provides how this presumption should be applied to 

both plan-making and decision taking. Paragraphs 11c and 11d state the following in relation to 

decision taking: 

c) approving development proposals that accord with an up-to-date development plan without delay; 

d)  where there are no relevant development plan policies, or the policies which are most important for 

determining the application are out-of-date, granting permission unless: 

i) the application of policies in this Framework that protect areas or assets of particular importance 

provides a clear reason for refusing the development proposed; or 

ii) any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when 

assessed against the policies in this Framework taken as a whole.   

5.15 NPPF Chapter 6 “Building a strong, competitive economy“ is particularly relevant to this application with 

Paragraphs 81, 82, 83 and 85 pertinent, as follows: 
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• Paragraph 81 states decisions should “…help create the conditions in which businesses can invest, 

expand and adapt. Significant weight should be placed on the need to support economic growth and 

productivity, taking into account local business needs…”  

• Paragraph 82(a) states that planning policies should “set out a clear economic vision and strategy 

which positively and proactively encourages sustainable economic growth, having regard to Local 

Industrial Strategies and other local policies for economic development and regeneration” whereas 

Paragraph 82(d) states that “planning policies should be flexible enough to accommodate needs not 

anticipated in the plan…and to enable a rapid response to changes in economic circumstances.”   

• Paragraph 83 states that “planning decisions should recognise and address the specific location 

requirements of different sectors. This includes making provision for…storage and distribution 

operations at a variety of scales and in suitably accessible locations.”  

• Paragraph 85 states decisions should recognise that sites to meet local business and community 

needs in rural areas may have to be found adjacent to or beyond existing settlements, and in 

locations that are not well served by public transport. In these circumstances it will be important to 

ensure that development is sensitive to its surroundings, does not have an unacceptable impact on 

local roads and exploits any opportunities to make a location more sustainable (for example by 

improving the scope for access on foot, by cycling or by public transport). 

5.16 In terms of design and landscape, Chapter 12 of the NPPF sets out policy guidance on achieving well-

designed places, with paragraph 130 stating design criteria for new developments. NPPF paragraph 

130(b) states that new development should be visually attractive as a result of effective landscaping. 

5.17 Regarding the natural environment, paragraph 174(d) states decisions should minimise impacts on and 

provide net gains for biodiversity. Paragraph 180(a) states that planning permission should only be 

refused if significant harm to biodiversity cannot be avoided, adequately mitigated, or as a last resort, 

compensated for. Paragraph 130(c) also relates to landscape impact, stating the need for new 

development to be sympathetic to its landscape setting, while paragraph 176 states that great weight 

should be given to conserving and enhancing landscape and scenic beauty in AONBs.   

5.18 Regarding transport, paragraph 110 sets out several criteria that should be adhered to, while paragraph 

111 states that only when transport impacts are “severe” or where safety impacts are “unacceptable” 

should an application be refused.  
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Planning Practice Guidance (PPG) 

5.19 The Planning Practice Guidance (PPG) provides additional information to be read alongside the NPPF. 

This additional guidance has been considered in the design of the proposals; however, further details 

are not set out within this Statement in order to avoid repetition with the policy set out above. 

5.20 The PPG (Reference ID: 2a-031-20190722) provides guidance on assessing need and allocating land for 

logistics uses.  It recognises the ‘critical role’ that the sector plays in enabling an efficient, sustainable 

and effective supply of goods for consumers and businesses, as well as contributing to local 

employment opportunities.  It recognises that it has distinct locational requirements that need to be 

considered in formulating planning policies (separately from those relating to general industrial land). 

5.21 The guidance sets out the key locational requirements of strategic facilities that require significant 

amounts of land, good access to the strategic transport networks, sufficient power supply and access 

to appropriately  skilled labour. It urges strategic policy-making authorities to collaborate with other 

authorities, infrastructure providers and other interests to identify the scale of need across the relevant 

market areas. This can be informed by: 

• engagement with logistics developers and occupiers to understand the changing nature of 
requirements in terms of the type, size and location of facilities, including the impact of new 
and emerging technologies; 

• analysis of market signals, including trends in take up and the availability of logistics land and 
floorspace across the relevant market geographies; 

• analysis of economic forecasts to identify potential changes in demand and anticipated growth 
in sectors likely to occupy logistics facilities, or which require support from the sector; and; 

• engagement with Local Enterprise Partnerships and review of their plans and strategies, 
including economic priorities within Local Industrial Strategies. 

5.22 The PPG confirms that strategic policy making authorities will then need to consider the most 

appropriate locations for meeting these identified needs (whether through the expansion of existing 

sites or development of new ones). 

5.23 On guidance around the specific locational requirements of specialist or new sectors (Reference ID: 2a-

032-20190722), it advises that the clustering of certain industries (and specifically refers to logistics) can 

play an important role in supporting collaboration, innovation, productivity and sustainability, as well 

as driving the economic prospects of the areas in which they locate.  It calls for strategic policy making 

authorities to engage with businesses and occupiers to obtain a clear understanding of these needs. 
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5.24 The following chapter assess all aspects of the proposed development and demonstrates how they 

comply with the adopted Maidstone Local Plan, the NPPF, and all other relevant material 

considerations. 
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6. Planning Assessment 

6.1 This chapter provides an assessment of the proposed development against the policies of the adopted 

Local Plan and any relevant material considerations, including the NPPF.  

Principle of Use 

6.2 This section demonstrates how the proposed development complies with the Local Plan policies that 

are most relevant to the principle of new a B8 development in the proposed location; these are 

considered to be Policy SS1 Spatial Strategy, Policy SP17 The Countryside, Policy SP18 The Historic 

Environment, Policy SP21 Economic Development, DM21 Assessing the Transport Impacts of Development, 

and DM30 Design Principles in the Countryside. The relevant paragraphs of the NPPF are also considered, 

as well as other material considerations such as relevant appeal decisions and the evolution of national 

planning policy relating to supporting the logistics sector.   

6.3 Policy SS1 Spatial Strategy sets out the adopted employment needs of the Borough over the plan period, 

with the draft Local Plan Review Policy LPRSS1 and evidence base setting out updated employment 

needs, however these are yet to be found sound at Examination. The following paragraphs, together 

with the submitted ENA document, demonstrate that the Council’s floorspace target for B8 use is 

insufficient and would not meet the demands of the logistics sector that has seen prolonged sustained 

growth, followed by unprecedented levels of growth in recent years.   

Policy SS1 

MBC Employment Land Position  

6.4 Policy SS1 of the adopted Local Plan identifies an overall employment land need of 208,030sqm over 

the plan period (2011-2031), with 49,911sqm of this specially B8 floorspace. The most recent Authority 

Report (2020-2021) (AMR) states a there to be a net requirement for B8 floorspace of 7,965sqm from 

2016-2031 and identifies an apparent oversupply of B8 floorspace of 16,718sqm comprising 

completions from 2016/17-2020/21 and extant permissions not yet built out.  

6.5 However, the EDNS, prepared in 2019, to support the Local Plan Review states a B8 floorspace need of 

40,990 (2022-2037). This was followed by the EDNS Addendum produced to forecast the longer-term 

economic impacts of the COVID-19 pandemic. These documents forecast B8 floorspace needs as 

follows: 

• EDNS: 40,990sqm 

• EDNS Addendum: 56,270sqm  
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6.6 The increase between these two figures is cited as being largely due to a forecast increase in warehouse 

space driven by increased ecommerce activity during the COVID-19 pandemic. As such Lichfields have 

advised MBC to base their LPR policy requirement on the lower initial figure of 40,990sqm.  

6.7 Maidstone Borough Council is not proposing to allocate any additional sites specifically for B8 

floorspace in the LPR. Instead, they are relying on the proposed need being met through existing 

allocations and proposed garden village developments. As discussed in Chapter 5 of the submitted 

ENA, the majority of these existing and committed sites are not of the correct size or location to be 

suitable to meet the requirements of storage/distribution occupiers and so insufficient B8 floorspace 

will be delivered.       

6.8 The Local Plan Review is still at Examination stage, with objections made regarding the proposed B8 

floorspace requirements that are currently unresolved. It is acknowledged that limited weight should 

therefore be afforded to the provisions of the Local Plan Review, as per paragraph 48 of the NPPF. 

However, planning law dictates that proposals should be assessed against policies of the adopted 

development plan, unless material considerations indicate otherwise. Given the pace of change of the 

warehousing/logistics sector (set out below and within the accompanying Economic Needs 

Assessment) the requirement set out in the LPR evidence base is more relevant than that stated in the 

adopted Local Plan and is considered to be a key material consideration in the assessment of the 

proposed development. 

6.9 The suggested floorspace need figure of 40,990sqm is considered to be insufficient to meet the 

demands of the industrial/logistics sector in Maidstone Borough. The LPR EDNS and EDNS Addendum 

are considered to be flawed for several reasons, as highlighted in the accompanying AY ENA report and 

summarised below: 

• They rely solely on econometric projections which fundamentally underestimates the performance 

of the logistics sector; 

• They are considered to be already outdated due to the recent pace of logistics sector growth; 

• Experian acknowledged lower confidence in their mid-2020 employment forecasts (used in the 

evidence base). These have since been modified significantly and AY’s accompanying ENA report 

suggests a requirement for a greater number of jobs in Maidstone Borough. 

• Being roughly the same as the Maidstone Borough boundary, the FEMA used for the study is 

considered too small and fails to reflect the strategic nature of the logistics sector. The submitted 
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ENS report considers a wider FEMA that encompasses the M20 corridor between Swanley and 

Ashford. 

• They fail to account for suppressed demand for B8 floorspace that has occurred due to a lack of 

available space to be occupied. The accompanying ENA report suggests an annual suppressed 

demand for industrial stock in Maidstone Borough of 11,266sqm, expanded to 21,993 across the 

sub-region. The biggest area of undersupply therefore appears to be in Maidstone Borough, 

representing c.51% of all estimated suppressed demand in the sub-region. This suggests that the 

Borough hasn’t provided land to meet market needs in the same manner of the neighbouring 

districts, and would mean that market needs are under-estimated by trend-based employment 

projections. 

• There is a lack of consideration of qualitative factors and the EDNS documents fail to recognise the 

existing allocations would not be suitable to accommodate storage/distribution uses of the nature 

proposed in this application.      

6.10 The LPR B8 warehousing need figure of 40,990sqm is therefore not considered accurate and has been 

significantly underestimated. Savills also prepared an alternative Economic Needs Assessment for the 

purposes of the LPR Examination which corroborates our submitted ENA. The Savills report estimates 

that the B8 floorspace need is approximately 380,000sqm - significantly higher than the figure 

suggested in the LPR EDNS.  The relevant extract of this report is included at Appendix 2. 

Maidstone / M20 Corridor Market Position 

6.11 Chapter 3 of the accompanying ENA discusses in detail the market dynamics across the neighbouring 

local authorities along the M20 corridor to reflect the fact the logistics sector is not confined by political 

boundaries. A summary is as follows: 

• Warehouse stock along the M20 corridor is dated and in need of modernisation (average 

build/renovation dates of 1990); 

• Despite poor quality existing stock there is still significant demand, with vacancy rates for B8 uses 

at 3%, reducing a healthy rate of churn (consistent with the national average). The sustained drop 

in vacancies creates the risk that a lack of available space will force businesses away from this area, 

potentially to sub-optimal areas with poorer connectivity to the strategic road network; 

• Figure 9 on p.29 of the submitted ENA shows that the lowest vacancy rates (sub 3%) are found in 

the Maidstone area, i.e. the location of the application site. This indicates the critical need for 

delivery of additional stock in this general location;  
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• Low vacancy rates have been coupled with positive net absorption, suggesting ongoing demand for 

space, with take-up being greater than the vacation of space. However, the relatively low levels of 

absorption across the past decade are indicative of continued low vacancies and a continued failure 

to provide enough additional industrial floorspace in optimal locations; 

• From 2017-2022, warehousing has made up 86% of all commercial properties being leased 

(totalling over 1.8million sqft of floorspace) and 77% of all commercial sales activity. This 

demonstrates the draw of good connectivity to the M20 and the strength of demand in this location; 

• Despite high demand across the M20 corridor, there are only four developments of the scale and 

nature required to meet occupier needs currently proposed and available. None of these are within 

Maidstone Borough, where vacancy rates are lowest. It follows that there is an imminent need to 

increase the amount of logistics space within Maidstone Borough to ensure future local economic 

growth.  

6.12 Chapter 5 of the submitted ENA discusses the demand and supply balance. It identifies high demand 

and an under provision of large-scale, modern warehouse/distribution facilities within the 

Maidstone/M20 corridor market.  In terms of supply, a review of consented and completed sites was 

carried out which found there to be insufficient B8 floorspace coming forward to meet the growing 

demand within logistics sector. Further detail on this can be found on p.60-66 of the submitted ENS.  

6.13 The situation in the Maidstone/M20 corridor area is largely consistent with the national picture of 

sustained growth in take-up, reaching record levels in H1 2022, combined with low supply and low 

vacancy rates of c.3%. Further detail on the national context is set out below.  

National Market Overview 

6.14 The accompanying ENA Report provided by Avison Young shows there has been a significant increase 

in demand for logistics development in recent years, with record levels of take-up nationally in 2021/22.  

6.15 Further to this, in April 2022 the Office for National Statistics (ONS) published a report entitled The rise 

of the UK warehouse and the “golden logistics triangle”1 that analyses data regarding the recent growth in 

warehouse and logistics premises across the UK.  

6.16 The report identifies that the number of premises used for B8 storage and distribution uses has almost 

doubled in the last decade, with this rise accelerating in the last two years due to Brexit and the COVID-

19 pandemic. Brexit has resulted in many companies seeking storage and distribution premises in the 

 
1 
https://www.ons.gov.uk/businessindustryandtrade/business/activitysizeandlocation/articles/theriseoftheukwarehousean
dthegoldenlogisticstriangle/2022-04-11  

https://www.ons.gov.uk/businessindustryandtrade/business/activitysizeandlocation/articles/theriseoftheukwarehouseandthegoldenlogisticstriangle/2022-04-11
https://www.ons.gov.uk/businessindustryandtrade/business/activitysizeandlocation/articles/theriseoftheukwarehouseandthegoldenlogisticstriangle/2022-04-11
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UK, whilst the pandemic caused a surge in e-commerce activity. The chart below shows “Transport and 

Storage” to be the fastest growing industry group (both recent and long term) nationally, with an 88% 

increase from 2011-2021 and a 21% increase from 2019-2021. 

 

6.17 As a result of the recent growth in online shopping, there was a record number of new warehouse 

construction projects in 2021, worth £5.6 billion (significantly greater than any year since 1985). This is 

supported by Savills, who reported in January 20222 that 55.1 million sqft (gross) of warehouse space 

had been transacted in 2021 – a new annual record for take up at 86% above the long-term annual 

average. High levels of demand have remained in 2022, with Avison Young reporting take up of 

30.2million sqft at the end of Q33. To put this figure into perspective, in 2015 national take up stood at 

8 million sqft. 

 
2 https://www.savills.co.uk/research_articles/229130/323880-0  
3 Avison Young Big Box Bulletin Q3 2022 

https://www.savills.co.uk/research_articles/229130/323880-0
https://www.avisonyoung.com/experience/research-uk/big-box-bulletin-q3-2022/?__hstc=113039579.6f68a766341e0b1b146ddd43d5d4c93e.1669396462035.1670509589983.1671794857437.3&__hssc=113039579.1.1671794857437&__hsfp=2828332932&_ga=2.35382625.1167014139.1671794854-1857633320.1616665501
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6.18 These figures also help to demonstrate that the Local Plan process is failing to keep up with the pace 

and scale of current market demand, making it difficult for Local Planning Authorities to keep their 

employment evidence base up to date. Consequently, speculative planning applications for B8 

development are being assessed against out-of-date evidence that doesn’t reflect the actual quantum 

of development needed to meet current market demand. 

6.19 In addition to the above, a recent report by the British Property Federation (BPF)4 highlights that storage 

and distribution facilities represent critical national infrastructure that supports the functioning of the 

economy; ensuring that goods can be moved around the country to meet consumer needs. The report 

confirms that over the last 10 years, jobs within logistics have grown by 26% compared to only 14% 

across the economy as a whole.  

6.20 The report identifies that the planning system in its current form is restricting growth by not allocating 

enough land in the right locations. The historic lack of supply has suppressed demand by 29% 

nationally, meaning that an additional 10 million sqft would have been delivered per annum. This 

should be taken into consideration by local authorities when planning for future employment 

development and should be considered alongside the growth in housing (increased number of 

customers in an area) and e-commerce trends and freight growth (pp19-21).  

6.21 This is supported by the National Infrastructure Commission’s (NIC) report “Better Delivery: The Challenge 

for Freight (April 2019)”5  which states that logistics needs to be recognised as “an essential part of enabling 

and supporting infrastructure” for major new developments (p13).  One of the three overarching 

recommendations of the report is that better land use planning is needed for a more efficient freight 

system across the UK. In particular, the recognition of the logistics sector’s needs in the planning system 

is necessary to ensure that the appropriate level of development is delivered in the correct locations. 

Further detail on p.14 of the report recommended that planning authorities were given increased and 

updated guidance on planning for sufficient land and floorspace for B8 storage and distribution 

development having regard to population growth and economic need. 

6.22 AY (in conjunction with Newlands Developments) published a report in February 2022 entitled ‘The Value 

of Logistics’ (enclosed at Appendix 3). This sets out the benefits associated with logistics development 

and highlights the key drivers behind the recent growth in demand.  In terms of future growth, Page 33 

states that for every £1bn increase in online retail activity, 1 million sqft of additional logistics floorspace 

 
4 BPF Levelling Up - The Logic of Logistics 
5 NIC - Better Delivery: The Challenge for Freight 

https://bpf.org.uk/our-work/research-and-briefings/levelling-up-the-logic-of-logistics/
https://nic.org.uk/app/uploads/Better-Delivery-April-2019.pdf
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is required. Based on predicted online shopping growth, it is estimated that the UK will need to 

accommodate approximately 100million sqft of additional floorspace by 2030. 

6.23 The above evidence clearly highlights that demand for logistics floorspace across the UK has been 

increasing over the last decade, with unprecedented growth in recent years. Suppressed demand, 

increasing levels of e-commerce, and high national housing delivery targets suggest that demand will 

continue to grow in the future.  It also highlights that the UK planning system, in its current form, is not 

fit for purpose in delivering the right amount of floorspace in the right locations, as it cannot keep up 

with market demand for logistics.  Indeed, it is stated on p.34 of The Value of Logistics that of the larger 

requirements in the market (500,000ft+) built between October 2018 and October 2021, 58% of these 

did not benefit from an employment allocation at the time planning permission was granted. 

Policy SP17 

6.24 Policy SP17-The Countryside states that development outside of a designated settlement must comply 

with other policies in the Local Plan and must not result harm to landscape character and impact, and 

must not have a significant adverse impact on the settings of the Kent Downs AONB. The following sub-

sections of this chapter demonstrate that the proposed development complies with all other policies 

of the Local Plan, with the Landscape Visual Impact sub-section and the submitted LVIA report 

demonstrating that there would not be significant adverse impacts on landscape character and on the 

Kent Downs AONB. The proposed development would also maintain the separation of individual 

settlements. In addition, paragraph 85 of the NPPF encourages flexibility regarding site location when 

meeting local business needs, stating that “planning decisions should recognise that sites to meet local 

business needs…in rural areas may have to be found adjacent to or beyond existing settlements...”  

6.25 Consequently, while the application site is outside of a designated settlement, this Planning Statement 

and the submitted technical reports demonstrate the proposal complies with all other relevant polices 

of the Development Plan. This Planning Statement and the submitted ENA also demonstrate there is a 

local business need, therefore NPPF 85 is of great relevance and should be integral to the Council’s 

assessment of the application.  

Policy SP18 

6.26 Policy SP18 The Historic Environment seeks the protection and, where possible, the enhancement of 

heritage assets in the borough. The Heritage sub-section of this Chapter sets out that there is low risk 

of harm caused to archaeological assets, with adequate mitigation proposed to manage impacts, and 

that there would be no harm to built heritage assets and their settings due to distance from the site. 

As such the principle of development is acceptable with regards to the historic environment.  
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Policy SP21 

6.27 Policy SP21 Economic Development states that the Council is committed to supporting and improving 

the economy of the borough and providing for the needs of businesses. The preceding paragraphs 

relating to Policy SS1 and the submitted ENA demonstrate that there is significant demand for B8 

floorspace in Maidstone Borough, and the wider M20 corridor. The proposed development would help 

meet this demand, creating jobs and resulting in significant long-term economic benefits for both 

Maidstone Borough and the wider M20 corridor sub-region. As set out in the introduction, it is 

estimated that the development would generate up to approximately 130 direct FTE jobs, equating to 

an annual GVA of approximately £4.7million, and approximately 80 indirect jobs. The proposed 

development would therefore result in economic benefits for the Borough and provide for the needs 

of the logistics sector, in line with aims of Policy SP21.  

Policy DM21 

6.28 Policy DM21Assessing the Transport Impacts of Development seeks to ensure new development would 

not result in unacceptable and severe highways impacts. The Transport sub-section in this chapter, 

together with the submitted Transport Assessment and Framework Travel Plan clearly demonstrate 

that the trip generation and impact on the local highways network would be acceptable, and that 

sustainable travel is encouraged through proposed connection to the foot/cycle path secured via the 

neighbouring Woodcut Farm development. As such, the principle of development is acceptable with 

regards to transport impacts.  

Policy DM30 

6.29 DM30 Design Principles in the Countryside seeks to ensure that new development does not harm the 

character of the existing countryside. It sets out criteria relating to high-quality design, landscape 

impact, traffic generation, and use of existing buildings. The relevant criteria are met as follows: 

• Type / Design / Scale – the neighbouring Woodcut Farm scheme sets the precedent for the 

acceptability of employment development in this broad location, and the proposed building 

heights will no taller than those approved at Woodcut Farm. Materials and appearance would 

be approved at Reserved Matters Stage, but this application includes indicative proposals to 

demonstrate a high-quality design could be achieved.  

• Landscape visual Impact – an LVIA report has been submitted that demonstrates the proposed 

development would sit well within the context of the Woodcut Farm scheme and that any harm 

on the settings of the AONB and locally valued landscape can be successfully mitigated. 
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• Traffic impact – the submitted Transport Assessment demonstrates that the proposed trip 

generation could be successfully accommodated within the existing highways network. 

• Use of existing buildings – there are no existing buildings within Maidstone Borough that would 

be suitable to accommodate the operational and location requirements of the proposed 

development that are specific to the logistics sector. The site is adjacent to an existing 

employment site, and has a high degree of self-containment due to existing mature vegetation 

that can be bolstered by perimeter landscaping.  

6.30 The proposed development therefore meets all the criteria of policy DM30 and would be of an 

acceptable design in the location of the application site.  

National Planning Policy Evolution 

6.31 As a result of the increasing growth in logistics floorspace need in recent years, national planning policy 

has evolved to enable the delivery of employment floorspace, particularly B8 storage and distribution 

uses, in appropriate locations.  

6.32 The NPPF 2012 stated that one of its 12 core land-use planning principles was to “proactively drive and 

support sustainable economic development to deliver the homes, business and industrial units…that the 

country needs” and that sufficient land should be allocated to deliver the needs of the market. 

6.33 In addition to this, paragraph 20 noted that local planning authorities should “plan proactively to meet 

the development needs of business and support an economy fit of the 21st century.”  

6.34 Paragraph 21 goes on to state that “policies should be flexible enough to accommodate needs not 

anticipated in the plan and to allow a rapid response to changes in economic circumstances.” 

6.35 The above points are carried through into the most recent 2021 version of the NPPF at Paragraph 81, 

which states “planning policies and decisions should help create the conditions in which businesses can 

invest, expand and adapt. Significant weight should be placed on the need to support economic growth and 

productivity, taking into account both local business needs and wider opportunities for development.” 

6.36 Paragraph 82(a) (and also PPG Paragraph: 031 Reference ID: 2a-031-20190722) call for planning policies 

to have regard to Local Industrial Strategies.  The South East Local Enterprise Partnership’s (SELEP) 

Economic Recovery and Renewal Strategy (March 2021) sets out a number of priorities for the region, 

including “Strategic Priority 2: UK’s Global Gateway.” This seeks to increase and enhance trade in the 

region, including growth and innovation of the freight/logistics sector. This Strategic Priority does not 

appear to have been fully considered in the preparation of the Local Plan Review, however,  the addition 
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of new warehouse floorspace through the approval of the proposed development would help achieve 

this Strategic Priority given, its strategic location and accessibility to the M20 and M2 motorways. 

6.37 Paragraph 82(d) repeats the need for “policies to be flexible enough to accommodate needs not 

anticipated in the plan… and to enable a rapid response to changes in economic circumstances.”   

6.38 However, at Paragraph 83, the unique requirements of logistics sites is acknowledged explicitly, as 

follows:  

“Planning policies and decisions should recognise and address the specific locational requirements of 

different sectors. This includes making provision for …storage and distribution operations at a variety of 

scales and in suitable accessible locations.”  

6.39 In recognition of the changing nature of the market, and in response to the aforementioned NIC Freight 

Study recommendations around strengthening planning policy to support the freight sector, the above 

was supplemented by updated PPG guidance on assessing and allocating space for logistics (Paragraph: 

031 Reference ID: 2a-031-20190722).  This emphasises the ‘critical role’ that the logistics industry plays 

and recognises that it has distinct locational requirements that need to be considered separately from 

those relating to general industrial land.  It goes on to define these locational requirements as being 

‘significant amounts of land, good access to strategic transport networks, sufficient power capacity and 

access to appropriately skilled local labour’.  The application site is therefore exactly what would be 

considered attractive to logistics occupiers.   

6.40 The PPG (Paragraph: 032 Reference ID: 2a-032-20190722) also refers to the advantages of clustering of 

industries in supporting collaboration, innovation, productivity, and sustainability, as well as in driving 

the economic prospects of the areas in which they locate.  This is particularly relevant to this application 

given the allocation and approval of employment development (including B8 floorspace) at Woodcut 

Farm, directly adjacent to the application. Also, the adopted Local Plan’s spatial objectives (p.9 

paragraph 3.12) state the focus for new employment development in the Borough is at M20 J7 and J8, 

where the application site is located.   

6.41 This policy evolution clearly shows greater importance being given to delivery of B8 storage and 

distribution development in appropriate locations (such as M20 J8). This is reflected in the below appeal 

precedent where benefits of B8 employment development have been afforded significant and very 

significant weight. 
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Appeal Precedent 

6.42 There have been several recent instances where the Planning Inspectorate, has afforded significant 

weight to the economic benefits and growing demand for B8 logistics development, with the decisions 

being supported by the Secretary of State after being called-in. These are summarised below, and serve 

to highlight the Government’s current position on encouraging the delivery of storage and distribution 

floorspace, as per NPPF guidance: 

• Wingates Industrial Estate Bolton, 21 June 2021 (APP/N4205/V/20/3253244) B8, B1c/B2, 

B1b uses -  The economic benefits of the proposed development were considered to 

contribute substantially to the national policy imperative, particularly with regard to the need 

for storage and distribution facilities at a variety of scales, in accessible locations. There were 

no suitable alternative sites for the development and these benefits were considered to 

outweigh harm to the Green Belt and landscape impacts. 

• Symmtery Park M6 J25, Wigan, 21 June 2021 (APP/V4250/V/20/3253242) B8 with ancillary 

B1 floorspace – The Inspector found that employment land supply had not kept up with 

demand in the area and was critically low. Very substantial weight in favour of approval was 

afforded to the delivery of logistics floorspace, supported by significant locational benefit and 

substantial socio-benefits. These were considered to outweigh Green Belt harm and visual and 

landscape harm.   

• Stanton Lane, Stanton under Bardon, 21 October 2021 (APP/K2420/W/21/3279939) B8 

and B2 floorspace – The benefits of employment development and the shortage of 

employment land supply outweighed harm on character and appearance of local area 

including the National and Charnwood Forests 

• Former Parkside Colliery, Newton Le Willows, 11 November 2021 

(APP/H4315/V/20/3253194) B8 with ancillary B1a floorspace – The Secretary of State 

agreed with the Planning Inspectorate that need for logistics floorspace outweighed harm to 

Green Belt, and lack of alternative sites was afforded significant weight. 

• Omega Zone 8, St Helens, 11 November 2021 (APP/H4315/V/20/3265899) B8 and B2 uses 

with ancillary office space – Employment evidence identified a shortage of readily available 

large-scale logistics sites that does not meet demand, this was afforded significant weight, and 

socio-economic benefits of the scheme given very significant weight. These benefits were 

considered to outweigh policy conflicts including Green Belt harm and harm to heritage assets.  

6.43 The full decisions for each of the above are enclosed at Appendix 4. 
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6.44 While it is acknowledged that all planning applications are to be determined on their own merits, the 

above precedent shows the Government’s current position of affording significant/very significant 

weight to the delivery of B8 storage and distribution development to support economic growth, 

particularly in areas where supply no longer meets demand (aligning with NPPF paragraphs 81 and 83). 

This is directly applicable to the proposed development at Land at Ashford Road and we believe is a 

material consideration for this application. 

Principle of Use Summary 

6.45 The preceding paragraphs demonstrate that proposed development complies with the Local Plan 

policies and NPPF guidance most relevant to the principle of the proposed use.  

6.46 The latest Council Authority Monitoring Report (AMR) identifies an apparent oversupply of employment 

floorspace. However, it has been demonstrated that this is not the right type or size to meet 

requirements of storage/distribution occupiers. 

6.47 The LPR EDNS and Addendum set out suggested employment floorspace requirements that have been 

used in draft policies currently going through Examination; these floorspace figures are therefore 

considered to be material considerations. The EDNS and Addendum are considered flawed for a 

number of reasons and substantially underestimate the amount of B8 floorspace required to meet the 

demands of a sector that has seen unprecedented growth in recent years.  

6.48 The accompanying ENA report provides an analysis of the storage/distribution market in Maidstone, 

along the M20 corridor and in the wider sub-region. This has identified historic under-provision of B8 

sites and low vacancy along the M20 corridor, resulting in suppressed demand for new 

storage/distribution development. In addition, there is an extremely low supply of only four large-scale 

warehousing developments in the pipeline. This is at its most critical in Maidstone Borough where there 

is poor quality existing stock, the lowest vacancy rates, and no developments coming forward.  This is 

set in the national context of recent unprecedented growth, low vacancy rates and constrained supply. 

6.49 There has been increasing support for large B8 units within national planning policy since the adoption 

of the Maidstone Local Plan. Accordingly, the proposed development accords with NPPF guidance, 

which states that local plan policies should be able to respond to rapid changes to market conditions, 

as well as “making provision for …storage and distribution operations at a variety of scales and in 

suitable accessible locations” (Paragraph 83).  The Site exhibits all the hallmarks of a good logistics site 

as described in the PPG, including being a good size and located with excellent access to the strategic 

road network given its proximity to the M20 and M2. Indeed, the application site is immediately 

adjacent to the Woodcut Farm strategic employment allocation, and could be seen as a natural 
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extension of that development.   This is reinforced by one of the Local Plan’s spatial objectives being to 

locate new employment development at M20 J7 and J8. 

6.50 It has been demonstrated through extensive appeal precedent that significant weight should be 

afforded to development proposals that accord with the above NPPF provisions, and that support 

economic growth in areas where employment land supply no longer meets increased demand. 

6.51 An analysis of the M20 corridor and wider sub-region demonstrates a significant lack of suitable 

development sites coming forward that would meet the growing demand for storage/distribution 

floorspace.   

6.52 Consequently, the principle of a new B8 development in this location is considered acceptable, and 

compliant with the requirements of adopted Local Plan Policies SS1, SP17, SP18, SP21, DM21, and 

DM30, Paragraphs 81, 82, 83 and 85 of the NPPF, and guidance around planning for logistics set out in 

the PPG. 

Design 

Overarching Principles 

6.53 Local Plan Policy DM1-Principles of Good Design sets out various criteria that new development 

proposals should adhere to in order to ensure high quality design. It states that new development 

should respond positively to the local, natural or historic character of an area, as well as respecting site 

topography and natural features. It states that regard will be paid to scale, height, materials, detailing, 

mass, bulk, articulation and site coverage, and that native vegetation around site boundaries should be 

used to help screen development, helping it assimilate into the local and natural environment.   

6.54 Chapter 12 of the NPPF sets out policy guidance on achieving well-designed places, with paragraph 130 

stating design criteria for new developments.  

6.55 The submitted Design and Access Statement (DAS) sets out the design approach for the proposed 

development, which has been led by the location within the setting of the Kent Downs AONB and Len 

Valley valued landscape; the site’s constraints and opportunities; modern operational requirements of 

logistics occupiers; and the relevant planning policy and legislative requirements. The environmental 

and planning policy context has led to the design being guided by the following principles: 

• Minimising visual impacts given the site location between the Kent Downs AONB and Len Valley 

valued landscape; 

• Maximising the retention of existing vegetation and natural features; 
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• Primary vehicular and pedestrian/cycle access from Ashford Road; 

• Indicative site and warehouse layout to meet prospective occupiers’ needs; 

• Indicative elevation treatment that is high quality, contemporary and appropriate for the site 

location; 

• Indicative energy strategy that demonstrates the scheme can achieve BREEAM “Excellent”; 

• Indicative drainage strategy that incorporates SuDS measures; and 

• Earth modelling to achieve a workable development plateau whilst avoiding the need for 

removing earth from the site. 

Appearance 

6.56 The illustrative size, scale and height of the proposed warehouse building have been informed by the 

site’s landscape context, the built context of the neighbouring Woodcut Farm employment 

development and the operation requirements of prospective occupiers. This strikes an appropriate 

balance of respecting the site constraints while delivering a building that will be attractive to the market. 

The 15m height is lower than the preferred height of occupiers (usually 18m) but is consistent with that 

of the neighbouring Woodcut Farm development so as to respect the sensitive landscape context.    

6.57 The indicative façade design and materials palette demonstrate that an external treatment can be 

successfully delivered that is appropriate for a modern warehouse building in a visually sensitive 

location.  The indicative elevation treatment comprises vertical and horizontal profiled metal panels, 

together with pre-cast reconstituted stone and glazed curtain walling which reflect the industrial use of 

the building but also add articulation and interest. The indicative dark colouring and climbing 

vegetation are examples of design features that help the building blend into the natural landscape. 

Further detail on the building appearance and illustrative images can be found in the accompanying 

Design and Access Statement at pages 34-41.  

Landscape Design and Biodiversity 

6.58 In addition to the requirements of Policy DM1, Policy DM3 Natural Environment states that new 

development should protect areas of positive landscape character and avoid significant adverse 

impacts on important ecological features, designated ecological sites and priority habitats. Pollution 

should be controlled to protect ground and surface waters, and the effects of climate change mitigated 

against.  
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6.59 Furthermore, NPPF paragraph 130(b) states that new development should be visually attractive as a 

result of effective landscaping, and paragraph 174(d) states decisions should minimise impacts on and 

provide net gains for biodiversity. Paragraph 180(a) states that planning permission should only be 

refused if significant harm to biodiversity cannot be avoided, adequately mitigated, or as a last resort, 

compensated for.  

6.60 The proposed indicative landscape scheme balances visual screening and softening the site’s 

appearance with delivering an acceptable level of ecological enhancement. The perimeter of the site 

already benefits from substantial mature tree cover which would provide physical and visual 

containment. The indicative landscape proposals enhance this by additional structure planting on the 

north-eastern, eastern and south-eastern boundaries, along with climbing vegetation on the north-

eastern and south-eastern corners of the building.  

6.61 The site itself has low landscape and ecological value due to being intensively farmed. The indicative 

landscape proposes native tree, shrub and grass planting to provide new habitats, enhancing the 

biodiversity of the site and softening the development’s appearance.  

6.62 In terms of biodiversity net gain, the site delivers a range of enhancements as set out in the submitted 

Biodiversity Net Gain Report by SLR, which equates to a significant +10.73% habitat net gain and a 

12.36% hedgerow net gain. 

6.63 The proposed development is therefore considered to comply with Local Plan Policies DM1 and DM3, 

as well as paragraphs 130, 174 and 180 of the NPPF.  

6.64 Further detail on landscape design and biodiversity can be found in the accompanying Ecology report, 

p.30-31 of the Design and Access Statement, and the submitted landscape drawings.   

Landscape Visual Impact 

6.65 Local Plan policy DM30 - ‘Design Principles in the Countryside’ expects that new development 

appropriately mitigates any impacts on the appearance and character of the landscape. For new built 

development, it states that there should be no opportunity to re-use an existing building.  In addition, 

NPPF paragraph 130(c) states the need for new development to be sympathetic to its landscape setting, 

while paragraph 174 states decisions should protect and enhance valued landscapes and recognise the 

intrinsic character and beauty of the countryside. Paragraph 176 adds to this, stating that great weight 

should be given to conserving and enhancing landscape and scenic beauty in AONBs.  

6.66 The Development would benefit from substantial maturing tree cover around the perimeter of the Site 

and in the immediate vicinity, which would provide a significant degree of physical and visual 
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containment for the building. Notwithstanding this benefit, it is proposed that the perimeter of the Site 

would be designed to provide tree cover to enhance the degree to which the Development would be 

framed by vegetation as green infrastructure. The illustrative landscape strategy plan includes the 

following:  

• Existing hedgerows and trees around the site perimeter retained and enhanced;  

• New structural planting buffers to the Ashford Road and A20/Hollingbourne Interchange Road 

frontages;  

• Creation of a high-quality gateway landscape at the site access;  

• Areas of amenity and species rich grassland to retain openness for visibility splays and to 

enhance biodiversity; 

• New scrub planting up to 5m high adjacent to the northern, eastern and southern site 

boundaries; 

• On plot-landscaping including areas of new tree planting throughout the site.  

6.67 No internal hedgerows or trees are located within the interior of the Site and the existing perimeter 

hedgerows and trees can be retained to form an integral part of the landscape design as green 

infrastructure. Only a small element of vegetation would need to be removed to accommodate the 

Development. It is intended that the Development would be framed with native trees and shrubs to 

create an attractive framework for the building. In overall terms, there would be benefits to the Site in 

terms of landscape elements. The Development would inevitably involve the loss of one arable field, 

but this is somewhat isolated in practical farming circumstances by the highway infrastructure 

alongside the Site and the Cumulative Scheme under construction immediately to the north. 

6.68 The proposed green infrastructure framework, including retained vegetation and new planting, will 

minimise the visual impacts of the Development and will also be used to improve upon the existing 

visual baseline. 

6.69 If its upper limits were modelled, where visible from Old Mill Road to the south, the proposed building 

would sit in the middle ground and no higher than the existing lighting columns. The building at up to 

15m in height has been carefully designed to ensure that it sits below the horizon and that the legibility 

of the Kent Downs AONB escarpment would remain with the scheme in place. Furthermore, it is 

anticipated that the use of colour render could assist in making the building recessive in local views. 

From local public rights of way in the area, the proposed building would have no bearing upon views 
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into the AONB. The AONB itself is a heavily wooded environment, limiting viewing opportunities 

outward to the surrounding countryside. Any views of the proposed building would be very limited and 

would be seen in the context of other surrounding built infrastructure located across the area. 

6.70 The approaches outlined above will mitigate against impacts upon views and will have the potential to 

create beneficial effects through the restoration and enhancement of the landscape structure of the 

area, in line with the recommendations of the published landscape character assessments and the 

prevailing planning policy.  

6.71 It is considered that the special qualities that define the Kent Downs AONB would remain materially 

unaffected with the Development in place. The special components, characteristics and qualities of the 

Kent Downs AONB would also remain and prevail with the Development operational. 

6.72 The Landscape and Visual Impact Assessment (LVIA), prepared by Pegasus acknowledges that the 

change in the use of the land would inevitably result in some adverse impacts on the landscape and 

visual amenity of the area. However, the LVIA has considered the main landscape and visual 

implications of the development and their potential impacts, and sought to identify primary mitigation 

measures alongside the landscape strategy in order to minimise these impacts. The assessment 

concludes that the development would not result in lasting significant adverse effects upon landscape 

or views and, as such, it is considered that the development can be successfully integrated into the 

landscape setting. 

6.73 It is also important to highlight that paragraph 4.3 of the Council’s most recent Authority Monitoring 

Report (2020-21) notes that the main reasons given by planning inspectors for appeals being allowed 

were “because of disagreements with the Council’s planning decisions on character and landscape matters.” 

This indicates that MBC officers have previously been overly stringent on their application of policies 

relating to landscape impact. 

6.74 In light of the above, it is considered that the proposed development could be sympathetically designed 

and its upper limits in terms of height and scale would respect its landscape setting, while making 

effective use of the site and appealing to the market. The proposed landscape masterplan and 

mitigation recommendations further reduce landscape harm. As such, we consider that the proposed 

development accords with Policy DM30 and the NPPF.    
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Energy / Sustainability  

6.75 Policy DM2 of the adopted Local Plan relates to sustainable design of new development and states that 

non-residential development should achieve BREEAM “Very Good” (where technically feasible and 

viable), including addressing maximum water efficiencies under the mandatory water credits.  

6.76 In addition, the NPPF states at paragraph 152 that the planning system should support the transition 

to a low carbon future in a changing climate, supporting renewable and low carbon energy and 

associated infrastructure. Paragraph 154 goes on state that new development should help to reduce 

greenhouse gas emissions, and that any local policy requirements should reflect national technical 

standards. Paragraph 157 states that new development should be expected to take account of 

landform, layout, building orientation, massing and landscaping to minimise energy consumption.   

6.77 A BREEAM pre-assessment report has been submitted as part of the application. This demonstrates 

that the indicative proposals would achieve BREEAM “Excellent” which exceeds the Local Plan Policy 

requirement. The assessment states that an overall targeted score of 74.74% would be achieved, which 

is 4.74% over the Excellent threshold of 70%. Further detail on how this would be achieved can be found 

in appendices 1 and 2 of the BREEAM Pre-assessment report.  

6.78 The submitted Energy Strategy sets out the indicative low energy design and sustainable construction 

strategy for the proposed development. The Strategy outlines that a number of key best practice 

principles have informed the building design as follows: 

• Following of the “be lean” ( improved energy performance); be clean (centralised heating and 

cooling systems); and be green (use of low/zero carbon technologies) Energy Hierarchy; 

• Utilise the most appropriate orientation within site constraints; 

• Designed to operate as passively as practical; 

• Designed to utilise sustainable energy sources where possible; 

• Utilise low carbon systems and design.  

6.79 Whilst this application only proposes and indicative outline scheme, the above principles could be 

delivered through the following measures: 

• Use of highly insulated cladding system; 

• Use of pre-fabricated cladding system for efficient installation; 
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• Roof lights in the warehouse building for consistent natural light; 

• High level of air tightness to the buildings façade; 

• Use of energy efficient modern heating systems;  

• Use of low energy external lighting with appropriate sensor technology; 

• Use of renewable energy technology such as air source heat pumps; 

• Green roof and wall systems on buildings; 

• New planting and landscaping to provide natural habitats, natural shading, and carbon offset; 

and 

• Electric vehicle charging provision. 

6.80 As the end user is currently unknown, the Energy Strategy report sets out that two energy strategy 

options have been tested and could achieve up to an 18% improvement, compliant with Building 

Regulations Part L2 2021 – the relevant regulation for conservation of fuel and power in all building 

types.  

6.81 Further details can be found in the submitted Energy Strategy and the Design and Access Statement. 

These reports demonstrate that the proposed development could achieve a BREEAM rating of 

“Excellent”, exceeding the Local Plan policy requirement of “Very Good”, and can be designed and 

constructed to the relevant building regulations utilising sustainable design and construction principles. 

The proposals are therefore compliant with Local Plan Policy DM2 and NPPF paragraphs 152, 154 and 

157, and are considered acceptable in this regard. 

Transport 

6.82 The relevant Local Plan Policies relating to transport are SP3-Sustainable Transport, DM21-Assessing 

the Transport Impacts of Development, and DM23-Parking Standards. Policy SP3 seeks to ensure that 

the Borough’s transport system supports the growth planned for by the Local Plan, seeks to deliver 

modal shift to sustainable travel, and improve network capacity and function at key locations and 

junctions. Policy DM21 states that trips generated by a proposed development must be successfully 

accommodated within the highway network, a Transport Assessment and Travel Plan are provided 

where development meets thresholds set by Kent County Council (Highways Authority)(KCC), and that 

air quality policy requirements are also met.  
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6.83 Kent and Medway Structure Plan 2006 sets out vehicle parking standards in Policy SPG4.  

6.84 Paragraph 110 of the NPPF sets out the following guidance: 

• “In assessing sites that may be allocated for development in plans, or specific applications for 

development, it should be ensured that: 

• appropriate opportunities to promote sustainable transport modes can be – or have been – taken 

up, given the type of development and its location; 

• safe and suitable access to the site can be achieved for all users; 

• the design of streets, parking areas, other transport elements and the content of associated standards 

reflects current national guidance, including the National Design Guide and the National Model 

Design Code; and 

• any significant impacts from the development on the transport network (in terms of capacity and 

congestion), or on highway safety, can be cost effectively mitigated to an acceptable degree.” 

6.85 Paragraph 111 states that only when transport impacts are “severe” or where safety impacts are 

“unacceptable” should an application be refused.  

Proposals 

6.86 Indicative vehicle and cycle parking is proposed as follows: 

• 100 car parking spaces including 5 disabled spaces and 10 active EV charging points (10%); 

• 58 cycle spaces, covered secure storage, compliant with KCC standards; 

• Motor cycle parking; 

• 40 HGV spaces made up of 24 parking spaces and 16 docking bays. 

 

6.87 As set out in the Chapter 2 of this Statement and Section 3 of the submitted Transport Assessment, the 

site is well served by the 10X bus route, as well as rail stations at Hollingbourne and Bearsted. To 

enhance sustainable connectivity, the scheme proposes a connection to the footway/cycleway on the 

northern side of the A20 that has been secured by the neighbouring Woodcut Farm development. 

6.88 Pre-app discussions have taken place with KCC Highways officers in which the following matters were 

agreed:  

• Site access arrangements from the A20; 
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• The scope of the Transport Assessment, including traffic impact assessment parameters; 

• The requirement for the submission of a Framework Travel Plan; and 

• the principle of safeguarding highways land for a roundabout within the A20 at the entrance to 

the application site. This is in relation to a site on the opposite side of the A20 currently being 

promoted by the applicant for residential development, and should this come forward in the 

future the roundabout would be needed to access both the employment and residential 

developments. 

 Assessment 

6.89 The submitted Transport Assessment sets out how the proposed development meets local and national 

planning policy requirements, as follows: 

• The proposed vehicle and cycle parking provision adheres to the KCC parking standards, 

therefore compliant with Local Plan policy DM23; 

• Swept path analysis is provided that shows safe access/exit can achieved for vehicles to and 

from the site, and that all required vehicles can be accommodated with the indicative site 

layout. This is in accordance with Local Plan policy DM21; 

• A Traffic Impact Assessment has been carried out which found that the proposed development 

would result in a light trip generation of roughly one HGV every three minutes at peak times, 

and also demonstrates that both the A20/M20 Link Roundabout and M20 Junction 8 

Roundabout will continue to operate within capacity. There would therefore be no 

unacceptable or severe adverse impacts on the local highway network..    

• As requested at the Pre-app with KCC, a HGV sensitivity test has been carried out to ensure the 

any highways impacts are acceptable should the site be used as a parcel distribution 

warehouse. The analysis indicates that the HGV generation will be circa one HGV every two to 

three minutes in the morning peak hour and one HGV every four minutes in the evening peak 

hour associated with a parcel distribution warehouse. The Sensitivity Test assessments 

demonstrate that the local highway network will continue to operate acceptably and well within 

capacity should the site come forward as a parcel distribution centre. The results of the Traffic 

Impact Assessment stated above therefore remain valid.  

• As per the requirements of Policy Dm21, a Framework Travel Plan has been submitted that 

seeks to reduce the number of single-occupancy vehicle movements to and from the site and 
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contains an action plan summarising the measures to be implemented to achieve this, as well 

how the Travel Plan will be monitored and reviewed. 

6.90 The proposed development is therefore compliant with the requirements of Local Plan Policies DM21 

and DM23, and paragraphs 110 and 111 of NPPF and is considered acceptable with regard to Transport. 

Further information can be found within the submitted Transport Assessment and Framework Travel 

Plan.  

Environmental Matters 

Air Quality 

6.91 Adopted Local Plan Policy DM6 Air Quality requires large scale development proposals to demonstrate 

the potential impacts of air pollution from both the development itself and cumulative development, 

and to demonstrate how air quality impacts will be mitigated to acceptable levels. In addition, Policy 

DM1 states that new development should respect the amenity of neighbouring properties and not 

result in unacceptable levels of air pollution. Policy DM21 states that new development must comply 

with the requirements of Policy DM6 in terms of transport.   

6.92 The NPPF deals with air quality at paragraph 174(e) stating that planning decisions should prevent new 

development from contributing to unacceptable levels of air pollution, and that new development 

should help to improve local environmental conditions wherever possible.    

6.93 As per the requirement of Policy DM6, an Air Quality Assessment has been carried out to assess the 

likely impact of the proposed development. The Assessment describes the existing air quality within 

the study area and assesses the impact of the construction and operation of the development on air 

quality in the surrounding area. The results of this Assessment are summarised below, and further 

detail can be found in the submitted Air Quality Assessment report.  

6.94 The construction phase assessment indicates that there is a low risk associated with the potential 

impacts of dust on soiling and to human health from construction, earthworks and trackout activities. 

Dust impacts would be effectively controlled through the implementation of suitable mitigation 

measures, such a creation of a dust management plan, dust emission monitoring, diligent site 

maintenance, use of dust suppression on machinery, and wheel washing on vehicles leaving the site, 

which should be implemented through a Construction Environmental Management Plan. With the 

mitigation in place, the construction stage dust effects in the study area will be temporary and not 

significant. 
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6.95 Analysis of monitoring data collected by Maidstone Borough Council showed that nitrogen dioxide and 

particulate matter concentrations were likely well below long- and short-term national air quality 

objectives at the Site and nearby sensitive receptors in 2019, indicating the Site is suitable for the 

Proposed Development without the need for mitigation. 

6.96 The Proposed Development is expected to increase annual average daily traffic flows by 600 vehicles 

per day in 2027, when the development will be fully operational. A modelling assessment showed that 

the vehicle exhaust emissions associated with the Proposed Development are expected to have a 

negligible impact on air quality at all modelled receptor locations, demonstrating the effect of the 

Proposed Development on local air quality will be not significant. 

6.97 Following the completion of an emissions mitigation assessment, the report outlines the mitigation 

measures that will be introduced to the Proposed Development to encourage sustainable travel and 

mitigate any air quality impacts to acceptable levels, in line local air quality policy and planning 

guidance. 

6.98 The report concludes that the proposed development is not expected to result in significant effects on 

air quality, and receptors in the study area are unlikely to be exposed to substantial increases in 

pollutant concentrations. The proposed development is therefore compliant with Local Plan Policies 

DM1, DM6, DM21 and NPPF paragraph 174(e).  

Noise Impact 

6.99 Local Plan Policy DM7 Non-conforming Uses states that new development which could create noisy uses 

will only be permitted where it can be demonstrated they do not cause nuisance to residents or users 

in the vicinity.  

6.100 The NPPF states at paragraph 174(e) that new development should not contribute to or be adversely 

affected by unacceptable levels of noise pollution. Paragraph 185(a) adds to this, stating that new 

development should be appropriate for its location, taking into account effects of pollution, and should 

therefore mitigate and reduce to a minimum potential adverse impact resulting from noise from new 

development. 

6.101 A noise survey was carried out in July 2022 and the submitted survey results report makes the following 

key observations: 

• The dominant noise sources recorded at the site were road traffic noise from the M20 and 

Ashford Road.  
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• Construction plant and methods would need be carefully considered to ensure construction 

noise remains within acceptable levels, however the construction of a steel framed warehouse 

building is likely to produce relatively low noise levels.  

• The ambient noise levels are not such that would prohibit a development of this type on the 

site and the guideline internal ambient noise levels are expected to be achieved with suitable 

design. 

• In terms of operational noise, any fixed plant items should be installed at the eastern 

façade/boundary so the building can provide screening of any plant noise created; 

• Noise created by HGV movements and the opening/closing of large roller-shutter doors is likely 

to cause the greatest impact to the nearest noise sensitive receptors to the northwest of the 

proposed building. Boundary treatments, such as a noise barrier, may be needed on the north-

western boundary to reduce impacts and would be considered at Reserved Matters stage.   

6.102 The neighbouring Woodcut Farm employment scheme includes B8 development and therefore sets 

the precedent that B8 development is appropriate in this broad location. The observations summarised 

above demonstrate that the proposed development would not be adversely affected by noise pollution 

and any potential impacts could be mitigated by incorporating design measures at Reserved Matters 

stage. Consequently, the proposed development is compliant with Local Plan policy DM7 and NPPF 

paragraphs 174(e) and 185(a), and is therefore acceptable in this regard.  

Flood Risk and Drainage 

6.103 Local Plan Policy DM3 Natural Environment states that new development is expected to control pollution 

to protect ground and surface waters and mitigate against deterioration of water bodies.  

6.104 NPPF paragraph 159 states that development should be directed away from areas of highest flood risk, 

while paragraph 167 states that new development should be supported by a site-specific flood risk 

assessment where appropriate and should not increase flood risk elsewhere. In addition, paragraph 

169 states that major developments should incorporate sustainable drainage systems (SuDS).  

6.105 To address these policy requirements, a Flood Risk Assessment (FRA) and drainage strategy have been 

submitted as part of the application, summarised below.   

6.106 The site is situated within Flood Zone 1 and is assessed as having a low risk of flooding from fluvial 

sources. According to the Environment Agency (EA) definition of Flood Zone 1, land within this zone has 

less than a 0.1% chance of fluvial flooding in a given year. EA surface water mapping indicates that the 
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majority of the site is at a very low risk of surface water (pluvial) flooding, meaning a less than 0.1% 

chance in a given year. 

6.107 Because the site is situated in Flood Zone 1, the proposed development is automatically deemed 

suitable under NPPF requirements with no Sequential Test or Exception Test required.  The proposed 

drainage strategy will mitigate any significant flood risk applicable to the site, therefore no further 

assessment is deemed necessary. 

6.108 A surface water drainage strategy is proposed to manage the increase in surface water discharge 

caused by the impermeable surfaces within the new development.  This strategy proposes surface 

water be attenuated below ground and discharged via a new surface water sewer to a nearby ordinary 

watercourse/land drain south-west of the site. A conservative approach to groundwater flood risk is 

taken given the potential vulnerability of the site. However, there is no known history of groundwater 

flooding, and industry-standard waterproofing of ground floor level(s) is likely to mitigate any flood risk 

to buildings (no basements are proposed) and exterior groundwater discharge at the surface could be 

managed by the surface water drainage strategy, which does not rely on infiltration to ground. 

6.109 The development consists of a number of different usage areas, and to reflect the different storage and 

treatment requirements, has been divided into a number of sub-catchments. Uncontaminated roof 

water will discharge untreated at a controlled rate of discharge, whilst runoff from access road, car 

parking and HGV tracking areas will undergo a combination of treatment via permeable paving, trapped 

road gullies and a Type I hydrocarbon interceptor. 

6.110 In the absence of an adjoining watercourse or surface water sewer, and as infiltration is not viable, a 

new requisitioned sewer will make a connection to an existing water located beyond the A20 Ashford 

Road. The watercourse, a tributary of the River Len, will have a new incoming connection constructed, 

consisting of a new headwall. The peak discharge to the watercourse will be 8.4l/s, which is the 

equivalent greenfield rate for the 2.25 ha of impermeable area. 

6.111 Foul water will be collected via conventional means but discharged via a new pumping station to an 

existing foul connection belonging to the Woodcut Farm development along Ashford Road. The peak 

pumping capacity will be 1l/s. 

6.112 In summary, the submitted Flood Risk Assessment concludes that any flood risk can be successfully 

managed over the lifetime of the development, taking into account climate change and is appropriate 

for the low vulnerability of the proposed development. The proposed drainage strategy demonstrates 

that surface runoff and foul water can be discharged successfully, utilising SuDS principles, without 

causing a detrimental impact to water quality or increasing flood risk elsewhere.  The proposed 
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development therefore accords with Local Plan Policy DM3 and NPPF paragraphs 159, 167 and 169, 

and is acceptable in this regard.  

External Lighting 

6.113 Adopted Local Plan Policy DM8 – External Lighting states that proposals must meet the following 

criteria: 

i. It is demonstrated that the minimum amount of lighting necessary to achieve its purpose is 

proposed; 

ii. The design and specification of the lighting would minimise glare and light spillage and would 

not dazzle or distract drivers or pedestrians using nearby highways; and  

iii. The lighting scheme would not be visually detrimental to its immediate or wider setting, 

particularly intrinsically dark landscapes.  

6.114 NPPF paragraph 185(c) states the new development should limit the impact of light pollution from 

artificial light on local amenity, intrinsically dark landscapes and nature conservation.  

6.115 An External Lighting Assessment report has been submitted that states the scheme design has been 

informed by the following principles and requirements: 

• Provide a level of lighting on site that meets the client brief and requirements set out within the 

relevant British Standards (BS); 

• Provide safe conditions across the site; 

• Reduce any adverse impact of the installation on neighbouring areas; and 

• Reduce any adverse impact on the local environment, particularly sensitive landscapes, nearby 

wildlife sites, protected species, and their habitats. 

6.116 In addition to the above principles, light spill has been considered in scheme design and minimised as 

far as possible, with key elements of the scheme being: 

• Car parking area to feature 6m high lighting columns with LED light source 

• HGV loading area to feature pole and wall mounted at 8m in height with LED light source 

 



Wates Developments Land at Ashford Road Planning Statement 

December 2022  Page 47 

6.117 The site location has been considered to be Environmental Zone “E2” (rural area) in ILP guidance and 

the scheme has been designed to be within the maximum vertical illuminance level of 5 lux (pre-curfew) 

and 1 lux (post-curfew).  

6.118 All columns have been orientated so as to minimise light spill on the adjacent and nearby boundaries. 

The impact on potential ecological and landscape receptors, particularly the areas of hedgerow to the 

north and south, has been mitigated as far as reasonably practicable. Additional measures such as 

dimming, and use of sensors will further control external lighting if considered necessary at Reserved 

Matters Stage. 

6.119 The Assessment Report clearly demonstrates that the proposed development can be designed to the 

appropriate lighting standards and minimise lighting impacts on ecological and landscape sensitive 

areas and the site surroundings, whilst also maintaining safe operation in external areas of the site.  

The proposed development therefore complies with Local Plan Policy DM8 and NPPF paragraph 185(c).   

Heritage 

6.120 Policies SP18 and DM4 of the Local Plan relates to development that affects designated and non-

designated heritage assets. It states that proposals affecting heritage assets are expected to conserve 

and where possible enhance the significance of the heritage asset and, where appropriate, its setting. 

This is consistent with the sentiment of paragraphs in Chapter 16 of the NPPF.  

6.121 NPPF Paragraph 194 states that where a development site has or has the potential to include heritage 

assets with archaeological interest an appropriate desk-based assessment and where necessary a field 

evaluation should be carried out.  Paragraph 199 states that great weight should be given to the 

conservation of a designated heritage asset, irrespective of the level of harm to its significance. 

Paragraph 200 follows on stating that any harm to, or loss of significance should require clear and 

convincing justification. 

6.122 As desk-based Heritage Assessment (supported by a Geophysical Survey Report) has been carried out 

that draws together the available archaeological, historic, topographic, and land-use information in 

order to clarify the archaeological potential of the site and impacts on the significance of any heritage 

assets.     

Archaeology 

6.123 The submitted Assessment has been undertaken in accordance with the Standard and Guidance for 

Historic Environment Desk-Based Assessment (Chartered Institute for Archaeologists 2020) and includes 
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the results of a site survey, an examination of published and unpublished records, and charts historic 

land-use through a map regression exercise.   

6.124 Based on this information, the application site is considered to have low potential for archaeological 

remains dating to all periods, and that any previously unrecorded archaeological remains would likely 

be of low/local significance.  

6.125 The groundworks associated with the construction of the proposed development have the potential to 

have below ground impacts upon any previously unrecorded archaeological deposits which may 

survive within the study site. However, impacts upon archaeological deposits can be mitigated for in 

advance of, or during construction works. We envisage that consultation with the Kent Heritage 

Conservation Team will be undertaken as part of the process to determine the necessity and scope of 

any required further archaeological works. 

Built Heritage 

6.126 The Assessment considers the potential effects of the proposed development on the significance of 

built heritage assets.  A search with a radius of 1km from the boundary of the application site was 

carried out which identified 13 listed buildings, one conservation area and one registered park and 

garden (see Figure 4 of the submitted Heritage Assessment for their locations). The listed buildings are 

all grade II listed, broadly dating from the 17th to 19th centuries, with the closest of these being 

approximately 300m from the application site (Old England Cottage, listing no.1060822). The Eyhorne 

Street Conservation Area is approximately 700m to the east of the site and includes a number of listed 

buildings. The grade II* listed registered park and garden of Leeds Castle is located over 800m to the 

southeast of the site. 

6.127 Given the distance of these assets from the site, and the presence of modern development, such as the 

M20, and vegetation cover limiting intervening views, the proposed development is not considered 

have any impacts on these assets.  

6.128 It has therefore been demonstrated that any archaeological impacts would be of low significance and 

could be mitigated during the construction process, and that there would be no harm caused to the 

significance of built heritage assets near to the application site. The proposed development therefore 

accords with the requirements of Local Plan Policies SP18 and DM4 and the relevant paragraphs of the 

NPPF.  
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Minerals Safeguarding 

6.129 The site is located within a mineral safeguarding area, with KCC Minerals and Waste Plan Policy DM7 

setting out eight scenarios where new development would be considered acceptable.  

6.130 IC Planning have prepared a Mineral Safeguarding Assessment in support of this Outline Application. 

The submitted Minerals assessment concludes that the extraction of the mineral from the site would 

not be viable or practical for numerous reasons including: 

• The supply of the minerals within Kent is in surplus and therefore there is no demand until at 

least 2037; 

• The sand is found in a significantly thinner resource than is currently being extracted elsewhere 

in Maidstone and the site area is significantly smaller making mineral extraction economically 

unviable; 

• Existing constraints on site (residential receptors, road and gas infrastructure) have effectively 

sterilised the mineral resource found 

6.131 In light of the above, the mineral resource found on site cannot be extracted in a viable or practical 

manner and as such the development proposals satisfy Policy DM7 (criterion 2). 

Agricultural Land Quality 

6.132 The NPPF encourages planning decisions to recognise the economic and other benefits of the best and 

most versatile agricultural land (BMVAL) and try to use areas of poorer quality land instead of higher 

quality land. Notably this is a preference, as opposed to any absolute prohibition on the use of higher 

quality land and is subject to justification. 

6.133 Agricultural land is graded using the Agricultural Land Classification (ALC) system. This system classifies 

land into five grades according to the extent to which physical or chemical characteristics impose long 

term limitations on the agricultural use of a site for food production: 

• Grade 1: Excellent Quality Agricultural Land; 

• Grade 2: Very Good Quality Agricultural Land; 

• Grade 3: Good to Moderate Quality Land; 

• Grade 4: Poor Quality Agricultural Land; 

http://www.lra.co.uk/services/soil-survey-soil-mapping/agricultural-land-classification
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• Grade 5: Very Poor Quality Agricultural Land; 

6.134 We have reviewed the Site’s agricultural land quality using Natural England’s Classification map for 

London and the Southeast (ALC0007). The Site is classed as Grade 3 land (Good to Moderate Quality). 

6.135 We consider that the use of the site would only address a small area of agricultural land from within 

the Borough, noting also that across the country the total land area in agriculture was stated by DEFRA 

in 2020 to stand at 17.5 million hectares, accounting for 72% of the total area of land. The majority of 

the agricultural land within the region is considered to also comprise Grade 3 land. On balance, given 

the substantial economic benefits associated with the proposed development, which meet a regional 

need, the loss of a small proportion of Grade 3 agricultural land (of which is widespread in the region) 

is considered to be acceptable. 

Planning Assessment Summary 

6.136 This Chapter has demonstrated that the proposed outline scheme has been designed to comply with 

all the relevant policies of the adopted Development Plan. 

6.137 In terms of the principle of development, there is a demonstrated need for new B8 development in 

Maidstone Borough so there is no conflict with Local Plan Policy SS1, while SP17 permits development 

outside settlement boundaries where there is no other policy conflict and no harm to landscape 

character. This is supported by paragraph 85 of the NPPF. In terms of environmental and technical 

matters, the requirements of Local Plan policies and the NPPF have been met, with the scheme design 

incorporating adequate mitigation where necessary so as not to result in significant levels of harm 

being caused.    

6.138 There are no paragraphs the NPPF that would provide a clear reason for refusal and the proposal is 

considered to deliver sustainable development. The benefits of the proposal are weighed against any 

apparent harm in Chapter 8 of this Planning Statement.   
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7. Planning Obligations & CIL 

Planning Obligations  

7.1 Local Plan Policy ID1 Infrastructure Delivery states that infrastructure priorities for business and retail 

development are: 

• Transport 

• Public realm 

• Open Space 

• Education 

• Utilities 

• Flood defences 

 

7.2 Paragraph 55 of the NPPF states that planning obligations should only be used where it is not possible 

to address unacceptable impacts through a planning condition. Paragraph 57 goes on to state three 

tests that all must be adhered to in order for a planning obligation to be lawful, as follows: 

a) Necessary to make the development acceptable in planning terms; 

b) Directly related to the development; and 

c) Fairly and reasonably related in scale and kind to the development. 

 

7.3 Transport is considered to be the only infrastructure priority set out in Policy ID1 that could be directly 

related to the development. We would expect to have discussions during the determination process 

with the Highways Authority (KCC) regarding the following transport matters: 

• Travel Plan Monitoring Fee 

• Safeguarding part of the A20 directly adjacent to the application site entrance to enable the 

delivery of a roundabout, should the promoted residential scheme on the opposite side of the 

A20 come forward in the future (see paragraphs … of the submitted Transport Assessment for 

further details).  

CIL 

7.4 Table 2 on p.7 of Maidstone’s Adopted CIL Charging Schedule sets out the CIL charging rates as follows: 
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7.5 Being a B8 use employment site, the proposed development would be liable for a CIL charge of £0, as 

per the final row of Table 2 shown above.  
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8. Planning Balance and Conclusions 

8.1 This chapter balances the benefits of the proposed development against any harm that might be 

caused as a result of it being delivered. The NPPF states that planning decisions should achieve 

sustainable development, which comprises economic, social and environmental objectives; this chapter 

has been written in this context.  

Economic Considerations 

8.2 There are clear economic benefits of the proposal in that it would deliver a B8 warehouse development 

in an area where there is a significant need for B8 floorspace, and it is expected to generate close to 

200 direct and indirect jobs, resulting in approximately £4.7m GVA annually. It is evident from analysis 

in the ENS document that the market requirements delivered by the proposed development could not 

be met by the existing or proposed employment floorspace supply in Maidstone Borough. The 

proposed development would also contribute to counteracting suppressed demand in the M20 

corridor sub-region, enabling implementation of the SELEP’s Global Gateway Strategy and supporting 

freight/logistics distribution, resulting in wider economic benefits. The site has direct access to the 

strategic highways network which is a specific locational requirement for the logistics sector and is 

adjacent to an existing employment development; both of these are recognised by the NPPF and are 

beneficial to the operation of the site.  

8.3 In contrast, the development would result in the loss of an isolated field used for agriculture, resulting 

in a loss of revenue for the farmer. As raised above, the site is considered to be Grade 3 agricultural 

land, however, this is widespread in the region. 

8.4 On balance, the proposed development would result in greater economic benefits than the current 

agricultural use and the NPPF supports the efficient use of land. It would support economic growth and 

productivity both locally and across the M20 corridor, therefore the economic benefits are given 

significant weight in favour of the development, as per paragraph 81 of the NPPF. 

Social Considerations 

8.5 The proposed development would generate a substantial amount of employment during both the 

construction and operational phases, and it is estimated that the majority of employees would live 

within the local travel to work area. Given the uncertainty of job security in the current economic 

climate, this is of great importance to the local working population. Access to employment is a key 

component of sustainable development and it plays a key role in helping to safeguard mental wellbeing 

and also in ensuring low levels of crime.  
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8.6 There is not considered to be any harm caused by the proposed development in terms of social 

considerations. The benefits outline above should therefore carry substantial weight in favour of the 

development. 

Environmental Considerations 

8.7 The application site is currently of low ecological value, and this would be improved through a 

landscaping scheme that would deliver biodiversity net gain through native species planting and habitat 

creation, improve the visual appearance of the site, and contribute screening of the site. In terms of 

sustainability, the proposals also demonstrate that BREEAM “Excellent” can be achieved which exceeds 

the local policy requirement. The proposed drainage strategy would ensure no harm is caused relating 

to flooding or water contamination, there would be no harm to built heritage assets, and the generation 

of vehicle movements is forecast to be successfully accommodated within the existing highways 

network. Related to this, there is a proposed connection to an existing footway/cycleway and the 

proposed EV charging provision will encourage sustainable travel to/from the site. These are all benefits 

that weigh in favour of the development.   

8.8 The proposed development would generate air, noise and light emissions, and there is a low-risk harm 

in terms of archaeological harm. However, these can all be adequately controlled by mitigation to be 

within acceptable, policy compliant levels. The site is also within a mineral safeguarding area, however 

the proposals comply with relevant Development Plan policy. These considerations therefore should 

not weigh against the development. 

8.9 Landscape impact is a key consideration, given that the site is located in the setting of both an AONB 

and a Landscape of Local Value. NPPF paragraph 176 states that great weight should be given to 

conserving and enhancing landscape and scenic beauty in AONBs. The proposal would result in a large 

new building within the setting of two areas of landscape sensitivity and would therefore create an 

element of harm in terms of landscape impact. However, this area of the landscape is already 

compromised by significant highways and rail infrastructure (as stated in the Landscape Character 

Appraisal), and the adjacent Woodcut Farm development sets a precedent for large-scale employment 

development as being acceptable in this broad location. The submitted LVIA demonstrates that the 

building would be read as extension of the existing built development at Woodcut Farm due to its 

proximity. It also demonstrates the building can be substantially screened due to the site having a 

degree of containment, and also through mitigation such as perimeter vegetation planting, vertical 

climbers on the building, and lack of visibility from areas surrounding the site. The LVIA concludes that 

there would not be a significant adverse impact on the landscape, therefore minimal weight is therefore 

afforded to landscape harm. 
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8.10 As raised above, the site is considered to be Grade 3 agricultural land. However, Grade 3 land is 

widespread in the region and the site area comprises just a fraction of this. 

8.11 When viewed as a whole, it is considered that the significant economic benefits, the social benefits and 

the stated environmental benefits would outweigh the level of harm caused in terms of landscape 

impact and loss of agricultural land. Consequently, there are no adverse impacts that would 

significantly and demonstrably outweigh the benefits of planning permission being granted. 

Conclusions 

8.12 This Planning Statement and the accompanying ENA clearly demonstrates there is a clear need for B8 

floorspace in Maidstone Borough to deliver economic growth, and this would not be met through the 

provision proposed in the adopted Local Plan or draft Local Plan Review.  

8.13 The presence of the neighbouring Woodcut Farm employment sets the precedent that large-scale 

employment development is acceptable in this broad location, and the proposed development could 

be considered an extension of this. The NPPF encourages the clustering of similar industries and 

recognises specific locational requirements of the logistics industry. Being at M20 J8, the site is ideal, 

having direct access to the strategic highways network with good connectivity to London and the south-

east, the Thames sea ports and sea/rail ports on the south coast. In addition, paragraph allows the 

flexibility for sites outside of designated settlements to come forward where there is a demonstrated 

need.  

8.14 It has been established that an acceptable scheme design can be achieved on the site that would be 

policy compliant, and deliver economic, social and environmental benefits, with any harm adequately 

mitigated.  

8.15 On balance, and when assessed against the development plan as a whole, together with relevant 

material considerations, the benefits of the proposal outweigh the harm. The proposed development 

constitutes sustainable development and therefore planning permission should be granted, as per 

paragraph 11 of the NPPF.  
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Planning and Development 
Maidstone Borough Council, Maidstone House, King Street, Maidstone, Kent ME15 6JQ 
e:  planningtechnicalteam@maidstone.gov.uk   w:  www.maidstone.gov.uk 
 
 

 
Dear Tom Lambshead 

 
APPLICATION REF: 22/500541/PAMEET 

PROPOSAL: Development of a circa 12,230m2 industrial 

warehouse (B8 use) and associated parking, 
landscaping and access.  

ADDRESS: Land North of the A20, Hollingbourne, 
Maidstone, Kent. 

 

I refer to your request for pre-application advice regarding the above location and 
proposal. Please find my advice below which follows the meeting held on 4th March. 

 
Proposals 

 
You are seeking advice on a proposed warehouse (total 12,230m2 of which 706m2 
would be offices) sited on the east side of the site with service and parking areas in 

front. Access would be near the west edge of the site and new landscaping is shown 
along the south boundary and around the entrance. The details outline the building 

would be 15m in height and there would be 24 HGV, 104 car, 12 motorcycle, and 
78 cycle parking spaces.  
 

Advice 
 

Planning Policy  
 
The site is located in the ‘countryside’ for planning purposes where policy SP17 is 

relevant and under part 1 states: 
 

Development proposals in the countryside will not be permitted unless they accord 
with other policies in this plan and they will not result in harm to the character and 
appearance of the area.  

 
There are no other policies in the Local Plan which support economic development 

on undeveloped sites in the countryside apart from the suitable expansion of 
existing businesses under policy DM37. Your proposal is a stand-alone development 

Tom Lambshead 
tom.lambshead@eu.jll.com 
  

16th March 2022 

 

mailto:tom.lambshead@eu.jll.com


 

 

and does not fall under policy DM37. As such, the principle of the development is 

contrary to the Development Plan. 
 

Landscape Impact 
 
The proposed development would cause significant harm to the local landscape and 

the setting of the Kent Downs AONB. It is of a significant scale protruding 
southward of the Woodcut Farm allocation and will be highly visible from the A20, 

the link road between the junction 8 of the M20 and the A20, and from Old Mill 
Road to the south. I do not consider new landscaping could suitably mitigate this 
impact. There may also be other medium to long range views from the AONB but 

this is unknown at this stage.   
 

Whilst the Woodcut Farm development will change the local context when 
completed, this development was judged to cause significant harm itself but was 

allowed through the detailed Local Plan process and is subject to substantial 
safeguards relating to landscaping, limits on building sizes and height, building 
designs etc. Further standalone built development, with a larger and taller building, 

and extending further southwards into an arable field is not justified because of this 
employment allocation. At the meeting, reference was made to the building not 

extending above the streetlights on the A20 when viewed from the south but there 
is an enormous difference between the impact of slender streetlights and a large 
warehouse.  

 
Need 

 
Your case centres on your view that there is pressing need for B8 development in 
this location. At the meeting you confirmed the site was put forward for 

employment use in connection with the emerging Local Plan Review (LPR) but as 
you know it has not been allocated in the Regulation 19 version. The Council’s view 

is that the site is not required to meet employment needs for the LPR. You stated at 
the meeting that even if there was not an emerging Local Plan you consider the 
need is such that it weighs in favour of granting permission at the site, and as the 

NPPF seeks to boost employment.  
 

The current Local Plan is the starting point for a decision on any application and     
my views on this are set out above. In terms of the emerging Plan, in the opinion of 
the LPA, there is no requirement for this site to be allocated to meet future needs. 

So, in our opinion there is not a ‘need argument’ to be balanced against the conflict 
with the Local Plan and harm. Notwithstanding this, the development causes 

significant harm and any benefits in my view do not outweigh this harm. The NPPF 
supports ‘sustainable’ economic growth but I do not consider this means 
development that is significantly harmful to the environment and for which there is 

no overriding need.   
 

Other Matters 
 
There is little detail of the building design but the principles required at Woodcut 

Farm would be a useful guide to follow. A Transport Assessment will be required 



 

 

with any necessary mitigation proposed as part of an application and I would advise 

seeking pre-application advice from Kent Highways and National Highways. 
Improvements to public transport and improved access to the site other than by car 

should be sought. The development is within the vicinity of some heritage assets 
(Woodcut Farmhouse GII, Old England Cottage GII, Leeds Castle GI and it grounds) 
so a Heritage Assessment will be required. An LVIA will be required including views 

from the AONB and we would expect at least a 10% biodiversity net gain. SUDs 
should be proposed and renewable energy measures.  

 
Conclusion 
 

The proposed development is not in accordance with the Local Plan and in my view 
would cause significant harm to the local landscape and setting of the Kent Downs 

AONB. There are not considered to be any benefits or material considerations to 
outweigh this conflict with the Development Plan or harm. The LPA would therefore 

not support your proposals.  
 
The advice given above does not indicate any formal decision by the Council as 

Local Planning Authority. Any views or opinions are given in good faith and to the 
best of ability, without prejudice to the formal consideration of any resulting 

planning application. The final decision on any application will only be taken after 
the Council has consulted local people, statutory consultees and any other 
interested parties. The final decision on an application will then be made by senior 

officers or by the Council’s Planning Committee and will be based on all of the 
information available at that time. 

 
Yours sincerely 

 
 

For Head of Planning & Development 
 

Richard Timms 
01622 602325 
 

 
 

 
 
 

 
 



 

 

  
Extract of Savills LPR evidence 
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����	��������	���g�� î��	h�������j��f�����	����	��������d�KgC����������kd�����
��̂��CL�f�	
����	��l�	��j�
�������IEDJ��	������	
��������������� m�������� m�n%55�-o�,+�/%'%-��4�5�)#�"#$%&'5�)'��oA�� "#$%&'5�)'�6&7+'8�A � � �,'���+�,,-&A�1��6,9�-�p�<o��-�A��)�A�-(,#8�q(&',-(1�4�5�)#�6r�'�"�&,-A'(,)8�� HF�DEE� C�IBK�DEE�n%AA-�&&�#�4�5�)#� s�BJ�JEE� C�KFF�EEE�;<1,55�-1�<-���'�#�tA�(+'� s�BE�DEE� C�DLK�LEE��2�"u� � � p�5(��(,)�&7 +'�MNOPQRS�vNMwTPx�MTUVWWX�� m�/%'%-��4�5�)#�9& �y;4rn�;&'(5�'�&�� ���������� ��h���c��c�����j	
��b	������d���
�����	��������	����c��̂��̂��_̀ abg�i������̂����c��d�
��������
���̂��b	�����������	����d�KgC����������kgd�����
��̂��j�	��j�
����������k��z�����������c��̂��̂��{|}~�������������������������������������������������������������������������������{�������������������̂	��L��������̂	���d��̂��_̀ ab��	��DHI�IJL��k�g�î����̂�c���̂	���̂��_̀ ab�̂	�������d��	���f�����
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Today the logistics and distribution sector is a major contributor to 

the UK economy employing over 2.7 million people and contributing 

over £124 bn of GVA - 10% of the UK’s total economic output.

The sector must be viewed as essential infrastructure that underpins 

how our economy and society functions – delivering component 

parts to businesses, stock to shops, supplies to hospitals and 

products directly to our homes.

As efficient supply of goods becomes even more central to our way 

of life, and environmental sustainability becomes an increasingly 

important consideration, the provision of the right space in the right 

locations is critical. However, land supply has not kept pace with 

demand and now acts as a major barrier to growth and prosperity.

INTRODUCTION
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A variety of forces have combined to generate heightened demand 
for industrial and distribution space; however there is inadequate 
provision of employment land to capitalize on this significant 
opportunity.
 
Over the past 5 years the UK economy has experienced significant changes. The COVID-19 
pandemic has accelerated trends and brought the critical role of the logistics sector into 
sharp focus. However, wider changes to consumer and business behaviour were already 
underway and influencing demand for property across the UK.

A combination of changing consumer demand and the emergence of new sectors provide 
new economic drivers for the demand for large spaces in well connected locations. These 
are not captured in historic economic forecasts and, therefore, are not included in most of 
the evidence base reports that direct local employment land policy.

NEW DRIVERS OF DEMAND
02
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THE ROLE OF E-COMMERCE
Even before the onset of the pandemic in early 2020 the UK had one of the highest levels of online expenditure in the world – with 19% of all 
expenditure happening online in 2019 compared to 15% in Germany.

Unsurprisingly, with the closure of 
physical retail stores for a large part of 
2020, this figure increased substantially 
to an average of 26% of all sales in 2020 
happening online having peaked at 36% in 
late 2020.

Whilst the rate of expenditure has 
decreased slightly, there is no sign that it 
will return to pre pandemic levels. Indeed, 
forecasts by Experian (October 2020) 
indicate that online sales could reach at 
least 30% of total retail sales in 2027 and 
35% by 2040. This continued growth will 
drive further need for space.

The above reflects irreversible changes in 
consumer behaviour, particularly as older 
age groups have been forced to order 
items, including groceries, online and have 
realised how convenient this is as well as 
being reluctant to visit a local store due to 
concerns over social distancing.
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As online sales have grown as a proportion of total 
expenditure, demand for large distribution space has 
increased.

An 80% growth in online grocery shopping has seen food 
retailers significantly expand their distribution capacity. 
Reports from CoStar suggest this increase could create 
demand for an additional 7.1 million sqft of warehouse 
space to 2024.

As non-food retail has also grown online, third party 
logistics (3PL) operators have also been a major driver of 
demand as they seek space to ensure online purchases 
are delivered directly to consumers quickly.

As a result, between 2019 and 2020 there was a c.50% 
increase in the take up of large (100,000sqft) warehouse 
units across the UK. This resulted in a record c.36million 
sqft of space being leased. This continued in 2021, where 
record levels of big-box take up (Grade-A, 100,000+ sq ft) 
were achieved for the second year in a row. The amount of 
space taken up totalled c.50 million sq ft: a 29% increase 
compared to 2020.
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NEEDS BEYOND ONLINE RETAIL

Third party logistics activity is not solely 
expanding as a result of home deliveries. 
Many production businesses rely on 3PLs 
to deliver goods to business customers or 
supply components to them. The growth 
of 3PLs is therefore as much a function 
of how businesses produce goods as it is 
how they distribute them.

As the UK adjusts to life outside the EU, 
and the fragility of international supply 
chains has been revealed, there has 
been a notable growth in demand from 
manufacturers - a direct response to the 
re-shoring of activity and a move from 
‘just-in-time’ to ‘just-in-case’ inventory 
management.

The growth in demand from ecommerce has grabbed the headlines in recent years, however it is not the only reason demand for large, well-
located space has grown so significantly.
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Demand for large space has also been driven by new activities and sectors that have emerged in recent years and look set to become major 
new components of the economy in the future.

The drive towards net zero has led to demand for more sustainable methods of construction. 
As a result, the UK has seen significant new demand for offsite construction manufacturing 
facilities, with the likes of TopHat, Swan Housing and Countryside all seeking or occupying 
major units over the last 2 years.

As we move towards greater use of electronic vehicles (EVs) there is new demand for 
‘gigafactories’ where vehicles and their batteries are developed. Britishvolt have been a 
pioneer in the UK, planning a 2.7mn sq ft factory in Blyth.  A further gigafactory is being 
progressed at Coventry Airport.  Savills have estimated that 49 million sq ft of warehouse 
space will be required to accommodate any further employment growth resulting from 
Gigafactory development.  

Home working and increasing demand for video streaming, social media, downloaded 
content for home entertainment, ‘big data’ solutions and cloud-based computing have driven 
a rapid expansion in data centre demand, with an expectation of 10% growth per annum over 
the next 5 years.

More niche activities, such as vertical farming, are also expected to expand significantly. 

In many cases these emerging sectors are competing with logistics uses for the same 
employment land without being factored into employment land calculations – adding to the 
supply-side issues.
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SOURCES OF DEMAND + WIDER LINKS
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Whilst the latest forecasts do begin to take account of how these 
factors and trends are beginning to translate into future growth in 
the industrial and distribution sector, there is still some way to go 
to ensure the plan-making process allocates land based on specific 
locational requirements and plans for logistics separately from other 
industrial uses in line with the PPG guidance.

Recent analysis and forecasting by Experian (June 2021) shows 
how significant the growth in employment within the Land Transport, 
Storage and Post category (their proxy for the distribution sector) will 
be.

Over the next 20 years it is anticipated that the sector will deliver an 
additional £56bn per annum to the economy.

As a minimum, Experian expect an additional 450,000 full time 
equivalent jobs to be created in the sector, meaning over 4mn people 
will be employed in total.

CAPTURING THE SCALE OF NEED
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Given how new this type of demand is, it is not surprising that until very recently they have not been reflected in the employment forecasts 
prepared at the local authority level.
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As a result of these new macroeconomic forecasts there are also changes to forecasts at the local level.
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Local Market Forecasts provided by Experian (June 2021) 
show that, over a 20 year period, employment growth in 
sectors requiring large spaces would increase by 13%: much 
higher than any of the previous forecasts they have prepared 
– including those published during 2020, when real time 
demand was at it’s highest.

As shown in the adjacent figure, historic forecasts 
significantly under-estimate the scale of growth in the sector 
over the period they covered.

This is a critical point when considering land supply as it 
directly shows that the basis upon which land needs have 
been determined fail to capture the new dynamics and needs 
of the sector.

If Local Plan allocations are based on these older forecasts 
they will underprovide land for a sector that is likely to be a 
significant driver of jobs and economic value in the future. 
This, in turn, places a constraint on growth, meaning the 
economy will not harness its full potential
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Our analysis of forecast growth shows a clear need for more land/
property. However, it is likely even this underestimates the need for 
new development across the Country.

As we’ve considered there is an increase in demand from economic growth and consumer 
behaviour – which is growing and diversifying the sector.

The forecasts clearly reflect this, but still only capture part of the wider dynamics of the 
sector that themselves generate a need for new and additional space and land. Policy 
makers must recognise that growth of online shopping and home deliveries means that for 
every million new homes built, another million delivery points are created for customers who 
expect orders to be delivered quickly and sustainably.

Whilst sector expansion is significant, it is twinned with fundamental shifts in the operational 
needs and priorities of all businesses within the sector. The sector is a fast adopter of new 
technology to improve operations. It is also responding to the climate emergency and taking 
steps to enhance its performance. Both have major impacts on property needs.

CHANGING OPERATIONAL 
APPROACHES

03
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Much has been made of the fast-paced adoption of new technology 
in the logistics sector and its impact on efficiency of deliveries 
management.

However, what is less well understood are the changes it enables within the operational 
estate they occupy. As a response to increases in the volume and speed at which goods are 
processed, logistics operators have focused on occupying more floorspace more efficiently, 
which is enabled by new technology.

In simple terms, automation has allowed goods to be stored vertically on taller racks. The 
introduction of automated vertical storage systems, such as vertical lift modules, have 
enabled businesses to create a saving of up to 85% on floorspace required to store goods.

Ultimately, this has meant that many operators now place more importance on building 
volume than building footprint. Consequently, buildings are getting larger to cope with 
demand volatility so a warehouse that offers scope for expansion and contraction will 
be best placed to meet market requirements. Operators are increasingly attracted to 
warehouses that are of a sufficient height to allow for internal stacking and installation of 
automated machinery.

The adoption of technology is gathering pace as land and floorspace become more 
expensive across the country.

Whilst upfront investment in the technology is expensive, it is offset by longer term savings 
on property costs. It also reduces the risk to workers of undertaking tasks at height, creating 
better working conditions for staff.

THE LINK BETWEEN AUTOMATION + SPACE
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This ability to use the floorplate of a building more efficiently is driving a new generation 
of building typologies that accommodate more activity and output within the same built 
footprint.

This new building typology has allowed major retailers with a significant e-commerce 
presence, such as Ocado, Amazon and Tesco, to make much more productive use of sites 
they occupy by utilising the vertical space.

In effect, this creates a much more efficient use of land, generating higher amounts of 
utilised space within each hectare of land. This also means that many older employment 
units cannot accommodate modern operational needs due to low eaves heights and 
clearance.

Given the levels of automation within such buildings, the traditional relationship between 
floorspace and levels of employment has broken down, with the additional operational space 
requiring fewer additional workers.

As such, traditional approaches to understanding land needs as a function of employment 
growth only will fail to provide the right amounts of land capacity to meet needs.
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SUSTAINABILITY CREATES NEW DEMAND

Traditionally the industrial sector has often sought to ‘re-use’ existing stock, rather than drive 
significant amounts of new/replacement development.

As a whole, it is estimated that almost 60% of the UK’s industrial stock is over half a 
century old. Whilst much of this space remains functionally suitable for some occupiers 
and activities, there are industry-wide concerns about its environmental performance and 
suitability.

The Minimum Energy Efficiency Standard (MEES) is one force driving a focus on the 
environmental performance of industrial buildings, with an estimated 40,000 industrial 
properties likely to fall foul of the requirement to meet EPC standard E in 2023: a figure that 
will grow significantly when the B standard is introduced in 2030.

More broadly businesses themselves are more conscious of their environmental impact and 
actively seeking premises that allow them to improve the sustainability of their operations.
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This demand for energy efficient space 
is creating additional pressure for 
development within the industrial and 
distribution sector.

Over the past 5 years there has been a steady upward trend 
in the delivery of stock that secures higher environmental 
performance, with 2021 setting a new record for the 
number of properties built that reach the highest energy 
performance standards.

Both developers and occupiers are directly addressing the 
issue and seeking to integrate new forms of heating and 
power generation, from solar to heat recovery, in order to 
improve performance.

Ultimately, businesses are beginning to make decisions 
based on these factors, with some major occupiers now 
actively relocating from poor performing stock into new, 
more efficient premises.

This dynamic creates a new layer of demand for 
replacement stock in addition to space needs generated by 
other forms of demand.
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CASE STUDY – 
AN OCCUPIER 
PERSPECTIVE

DHL is one of the UK’s largest logistics companies and occupies  
a significant amount of space across the country.

In recent years DHL have seen their property requirements change significantly. This is being 
driven by customer demand. On the one hand, they are driving efficiency to manage cost –
resulting in more automation. On the other, customers are requiring DHL to be carbon neutral 
as they themselves seek to reduce their carbon footprint.

Together this is focusing DHL on a goal of all new build premises being carbon neutral by 
2025. Demand for new space is balanced between relocating existing operations to more 
environmentally friendly premises and servicing growing customer demands.

New demand is itself created from a range of sources, partly new entrants to the UK market, 
but significantly also changing operating patterns of DHL’s clients, who are now seeking 
to hold more UK stock and therefore need more space –and often in a range of locations, 
changing operational networks.
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Meeting the needs of the sector in the future is not as simple as 
re-using existing stock as it’s not fit for purpose. The same is true of 
our land stock. It simply can’t provide what businesses need.

As the operational approaches within the sector change to respond to consumer/business 
needs, there has been a shift in both the range of spaces needed and the locations within 
which this space is provided.  This is acknowledged in national planning policy guidance.

National Planning Policy Framework (July 2021):
Planning policies and decisions should recognise and address the specific locational 
requirements of different sectors. This includes making provision for clusters or networks 
of knowledge and data-driven, creative or high technology industries; and for storage and 
distribution operations at a variety of scales and in suitably accessible locations. (Paragraph 83)

National Planning Practice Guidance (July 2019)
The logistics industry plays a critical role in enabling an efficient, sustainable and effective 
supply of goods for consumers and businesses, as well as contributing to local employment 
opportunities, and has distinct locational requirements that need to be considered in 
formulating planning policies (separately from those relating to general industrial land). 
(Paragraph: 031 Reference ID: 2a-031-20190722)

This is directly driven by the need to provide reliable and efficient deliveries to both 
businesses and residents. It is creating demand for new types of space that can help 
create an efficient ‘network’ of distribution points that align more closely to urban areas. 
Consequently, more more land is needed in a much wider range of places to respond to 
different supply chain strategies.

CHANGING TYPES AND 
LOCATIONS

04
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THE SPACE PORTFOLIO IS BROADER THAN EVER
Growing consumer demand and a focus on shorter delivery timeframes has meant that 
ecommerce is reshaping the traditional distribution network within the UK.

The established system was relatively simple. Goods entered the supply chain (either from 
a port or UK factory) via a National Distribution Centre (NDC), which then passed goods to a 
Regional Distribution Centre (RDC), and then, from there, goods went to the end user.

However, the growth in ecommerce and the arrival of next /same day delivery has meant this 
is no longer a viable model – particularly when coupled with more defined delivery windows.

Today, a more complex system is evolving. This includes NDC’s and RDC’s but is expanded 
to a wider range of facilities that allow product ranges to be held for short periods of time - 
much closer to the end user.

The Range of Facility Types in the Sector
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The traditional larger NDC’S and RDC’s remain focused in highly accessible locations, mainly 
by road and, to a lesser degree, rail. Critical to their success is the drive time from points of 
entry for goods into the UK (ports and airports) and the network of regional centres/markets. 
Given the importance of ports to these facilities, the ‘Golden Triangle’ at the intersection of 
the M1 and M6 remains the prime location for this activity.

Smaller facilities, focused on the delivery of goods to homes, have different location 
requirements. E-fulfilment and final mile hubs are much more reliant on the ability to 
distribute quickly. As such, they require less storage space (as they don’t hold products for 
long) but need closer proximity to homes. Increasingly, these are focused on the edge of 
urban centres; clustered on major trunk road junctions to enable both HGV and van access.

Latterly, a new form of urban logistics hubs and micro-hubs have emerged. These small 
spaces provide consolidation points within urban areas to enable deliveries to be undertaken 
by cargo bikes, rather than vans in urban centres. These spaces can re-use existing 
properties (such as car parks or retail stores) and help distributors service dense population 
centres suffering from high congestion and air quality issues.
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LOCATION CHOICE  
IS MORE COMPLEX
Given the scale of space occupied by businesses in the sector, the cost of premises 
has long been the primary driver of location decisions. However, given many of the 
dynamics already considered in this report, location decisions now consider a much 
wider set of factors to identify the most appropriate location. Whilst cost is still an 
important factor, greater consideration is now given to the broader location and its 
ability to enable reliable journeys to end users.
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Utilities +
Power

Environmental
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CASE STUDY – 
A MARKET PERSPECTIVE 
ON LOCATION
Site identification for occupiers is not an exact science. A number  
of factors are considered including (but not limited to) the proximity 
to workforce; availability of required utilities (power/gas etc); access 
to target markets; access to suppliers via key transport links; site 
availability and cost.

Occupier needs are also being driven by market factors. In the current market, occupiers are 
facing a significant supply/demand imbalance with the availability of suitable sites being 
limited more than ever before. Accordingly, parties are having to be more footloose in their 
decision making.

This imbalance has seen occupational costs rise to unprecedented levels. This has resulted 
in occupiers considering non-core/secondary locations. They are increasingly looking at 
more sophisticated warehouse specifications to drive efficiency meaning the provision of 
power is becoming more critical, as occupiers need automation for manufacturing and the 
electrification of vehicle fleets gathers momentum. Whilst onsite generation through solar 
and other technology may help manage demand, grid capacity is an increasingly important 
factor in location decisions.

The sector will require more higher skilled workers in the future and expects these to be hard 
to recruit. Therefore, locating in places where these skills exist is increasingly important as 
the sector continues to evolve.

Given the current market, and lack of suitable options, it is becoming more difficult for 
occupiers to find the perfect site solution to meet their operational requirements.
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DEVELOPMENT OCCURRING IN NEW PLACES
The operation of this new distribution network has different 
locational requirements, which is driving land and floorspace 
demand in different parts of the country than has traditionally 
been the focus.

The ‘Golden Triangle’ remains the focus for large NDC’s. However, demand outpaces supply 
and new markets are appearing in secondary locations, particularly given increasing land 
prices and labour shortages.

Beyond this ‘displaced’ demand, the new dynamics of distribution require considerable 
amounts of space in locations that previously saw little activity. Well reported examples 
include the North West and Yorkshire + Humber which have seen record take up in recent 
years.  This demonstrates the important role logistics will play in achieving the Government’s 
Levelling-Up Agenda.

Clustering of activity has a number of benefits for businesses in the sector including the 
provision of infrastructure, strengthening the labour force through training; maintaining 
a strong supply chain; helping share knowledge; and driving innovation. Primarily, this is 
focused on the edge of urban areas with good road links that enable online retailers to 
service customers.

Industrial Floorspace Change
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A range of new industrial submarkets have emerged, or smaller markets have grown, as a 
result of these operational needs. However, what is clear is that while demand is somewhat 
footloose, this is only within certain limits.

The ultimate constraint on how far businesses can be from their ‘ideal’ location is the ability 
to service the intended market. Moving too far from it breaks down the efficiency of the 
distribution network and means delivery times and windows cannot be met.

There are no set parameters for the scale of area within which a business can locate to 
service a particular market. However, the determinants of this location flexibility are focused 
on a number of considerations, including:

• Operator specific models;
• Density/scale of population;
• Scale/nature of business base;
• Highway access and congestion;
• Accessibility to RDC/NDC; and
• Planned growth and development (i.e. a growing market).

The planning of land supply needs to take these factors into account. It must be recognised  
that demand is being driven by residents and businesses in a particular area, and space 
needs to be accommodated close to them in order to satisfy them.

31THE VALUE OF LOGISTICS



The sector can’t wait for the planning system to catch up. Business 
need is now, and a failure to act will constrain the prosperity of the 
country.

As the UK transitions to a post-Brexit, post-pandemic economy, the sector will play a crucial 
role in economic recovery and growth. During the pandemic, the Department for Transport 
issued letters on 20th March 2020 and 5th January 2021 highlighting ‘the essential work 
of logistics sector’ and the need to ‘keep supply chains moving’.  Indeed, the impact of not 
doing so was highlighted last year following the blockage of the Suez Canal and HGV driver 
shortage that caused a national fuel crisis.   

There is now a raft of documents highlighting the significant economic, social & environmental 
benefits that accrue from the sector and calling for more to be done to support it.  The DfT are 
currently compiling a Freight Strategy that will be published later this year.

THE NEED IS NOW
05
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THIS SECTOR WILL LEAD ECONOMIC RECOVERY
The e-commerce sector alone is expected to drive major new requirements. Capital 
Economic’s analysis suggests that for every £1bn increase in online retail activity, 1mn sq ft  
of additional logistics space is required. Based on current estimates for online shopping 
growth, it is estimated that the UK will need to accommodate in the region of 100mn sq 
ft of additional floorspace by 2030. Other predictions suggest even this figure could be 
exceeded in the short-term.

Chart below shows the relationship between the scale of retail sales done online (orange 
line) and the amount of property floorspace taken up (black line).

For the next 8 years, growth in the storage and distribution sector is anticipated to grow 
at a faster rate than the economy as a whole – experiencing circa 1% additional growth 
per annum. This reinforces the need to ensure land is available now to accommodate this 
growth otherwise there is a risk that the wider economic performance it underpins in the long 
term will be undermined.

However, the Local Plan process is not geared to responding to such immediate needs and, 
given the issues of historic forecasts, are likely to underestimate needs. As such, a more 
responsive and pragmatic approach is needed.
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The Planning for the Future White Paper (August 2020) highlighted that, on average, Local 
Plans take 7 years to prepare. As such, Local Plan cycles are completely out of kilter with 
the fast pace of market changes. For example, 10 years’ worth of e-commerce growth was 
experienced in less than 10 months during COVID-19 - something that would not have been 
predicted in any local plan evidence bases.
 
The inability of the current plan-led system to respond quickly to this heightened 
demand means there isn’t the right quantum of employment land in the right locations to 
accommodate it. This has serious ramifications for the prosperity and productivity of the 
wider economy, including other key growth sectors. It means that occupiers are having 
to occupy secondary stock in sub-optimal locations, leading to record low vacancy levels. 
Similarly, developers are being forced to adopt more risky and uncertain strategies to deliver 
market-facing, high quality units.

To demonstrate this point, Newlands recently commissioned a piece of research that looked 
at the conditions relating to all units 500,000 sq ft + that were built between October 2018 
and October 2021. The results show 58% of these were permitted without the benefit of an 
employment allocation and 12% of these were permitted on Green Belt land.

THE PLAN-LED SYSTEM 
IS NOT KEEPING UP 
WITH THE MARKET
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CASE STUDY – FLEXIBLE
APPROACH TO PLANNING
The fast pace of growth in the sector requires an approach to land supply that can change 
and adapt to ensure sufficient land in appropriate locations is available. At present, the Local 
Plan system fails in most locations to provide a mechanism to positively respond to demand.

Some local authorities have included policies within local plans that allows land to come 
forward outside of Site Allocations where demand can be demonstrated. Areas such as 
North West Leicestershire, North Northamptonshire and Basingstoke and Deane all have 
criteria-based policies that enable land to be brought forward for development over and 
above that forecast within the Local Plan.

They recognize that economic modelling cannot capture all future changes in the economy 
and that land supply shouldn’t be constrained by an analysis of need at a point in time.

A CRITERIA BASED 
POLICY APPROACH
In line with the BPF’s Employment Land Manifesto, specific planning policy 
should be developed for logistics and distribution uses that enable areas to 
positively respond to the growth opportunity.

From reviewing policies already in place across the UK, a criteria-based policy 
approach appears to offer a strong balance of control and flexibility. 

Common across these policies are criteria that allow the development to be 
supported on unallocated sites based on:

• An assessment / demonstration of need

• Consideration of ‘strategic market’ needs beyond the local authority 
boundary

• The appropriateness (or otherwise) of land to accommodate larger 
premises

• Consideration of accessibility and appropriateness of relationship to the 
motorway/trunk road network

• Ability to manage and plan relationships with adjoining land uses

• Achievement of high environmental and design standards

• The wider economic benefits created
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LOGISTICS LEVELLING UP

Logistics will have a significant role to play in delivering the 
Government’s Levelling Up agenda.

The British Property Federation’s (BPF’s) recent report ‘Levelling Up: The Logic of Logistics’ 
(January 2022) highlighted that 70% of industrial and logistics demand is generated in the 
North and Midlands.  Given the sector’s strong economic credentials and growth prospects, 
it will be instrumental in bridging the productivity gap between the north and south.

CASE STUDY – 
HOYLAND WEST, 
BARNSLEY
 
Newlands secured hybrid planning permission in November 2020 for 1.1 million sq ft 
of employment floorspace at Hoyland West in Barnsley.  The development of Plot 1 
is underway and will deliver a new 320,000 sq ft parcel distribution hub for Hermes: 
the largest of its kind in Europe – handling 1.3 million parcels a day.  It is due to 
open later this year.  In addition to the significant jobs created during the construc-
tion phase, when operational, it will create 1,400 full time roles, including transport 
managers and warehouse operatives, operational managers, planning managers, 
engineers and health and safety officers.  It is estimated 22% will be in manage-
ment/team leader roles.  Another 300 temporary and part-time roles will be available 
during peak periods.  Plot 2 received planning permission in December 2021 and will 
provide a further 500-600 jobs when operational.

The development provides significant infrastructure enhancements, including a new 
link road with public transport facilities; new and improved sports facilities; green 
and blue infrastructure provision (including 10% biodiversity net gain); and electric 
vehicle charging points.
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The growth opportunity is clear. This creates significant economic 
benefits for locations providing the right land for development, and a 
missed opportunity for those who don’t

At a time of increased uncertainty in the labour market, logistics developments present 
major employment, skills and training opportunities for local people in areas where new 
development is delivered. Whilst perceptions of the employment profile of the sector are 
characterised by a dominance of low-skilled, entry level jobs largely focused on picking and 
packing, the reality is that the sector is increasingly comprising a much wider range of roles, 
with many requiring higher skill levels. This increased occupational diversity means the 
sector can play an important role in re-employing people that have lost jobs in other sectors 
of the economy as a result of COVID-19.

THE RISK OF MISSED 
OPPORTUNITIES

06
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THE SECTOR REQUIRES A BROAD RANGE OF ROLES
Research by the Freight Transport Association (FTA), in 2019, suggested that c.15% of the 
total sector workforce was in high-level occupations, with a further 43% in medium-skilled 
roles. This means that less than half the roles in the sector are now considered to be 
elementary or low-skilled.

Share of Employment by Occupation 2019

2%
5%

4%

0%

3%

15%
5%

17%

26%

Purchasing 
Managers/Directors

Transport+Distribution 
Managers/Directors

Storage + Warehousing 
Mangers/Directors

Importers + 
Exporters

Transport+Distribution 
Clerks/Assistants

Van Drivers
Forklift Drivers

Postal, mail sorters, 
couriers etc

23%
HGV Drivers

Elementary Storage 
Occupations

Source: ONS

Moreover, analysis by SEMLEP and, more recently the BPF, considered how the nature of 
employment in the sector is changing and found that the most significant growth was in 
higher level occupations whilst several lower skilled roles contracted. This ongoing shift 
complements changes that are occurring within more traditional roles. Research by UKCES 
identified that all roles within the sector are subject to increasing skill levels because of the 
deployment of even modest levels of technology. From a transport manager’s responsibility 
for sophisticated logistics planning software, through to warehouse operatives use of digital 
scanners and tablets, all jobs now require good IT skills.

Drivers have also seen their skill requirements increase as they represent the ‘face’ of the 
business. They increasingly require good customer service, as well as advanced driving 
skills. Furthermore, as businesses increasingly rationalise their operations, they are co-
locating office and warehouse space – bringing sales, management and marketing roles to 
distribution parks

ROLE CORE SKILLS

Transport Managers Communications
IT
Business strategy
Cost Savings
Operating systems

Drivers Customer service
Advanced driving
Digital – vehicles (tacho’s etc)

Transport Office IT (high level)
Data analytics
Problem solving

Port Operatives Plant and machinery

 Warehouse Operatives IT
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CASE STUDY – EMPLOYMENT & TRAINING
The Centre for Logistics, Procurement and Supply Chain Management at Cranfield University 
School of Management is a world leading Centre which specialises in research relating to 
agile and lean supply chains, procurement, freight transport, supply chain strategy, intelligent 
technologies and supply chain analytics, sustainability and circular economy, food and retail 
supply chains, simulation and modelling, warehousing and manufacturing supply chain.

It provides a range of internationally acclaimed programmes to develop careers in the 
logistics sector, such as:

• Full-time MSc in Logistics and Supply Chain Management (one year)

• Full-time MSc in Procurement and Supply Chain Management (one year)

• Senior Leaders Apprenticeship Level 7+MSc in Logistics and Supply Chain Management 
(Part-time over two-years)

• Executive MSc in Logistics and Supply Chain Management for non-apprentice students 
(Part-time over two-years)

• Plus a suite of open and customised executive short courses, including a closed PgCert 
in Supply Chain Practice that can be run for a cohort of students from one company.  
(This programme runs for 12 – 18 months and can accommodate both PgCert and 
Short Course students at the same time). 

A typical annual cohort ranges from 180- 200+ on the Full-time MSc programmes, to 15 – 35 
on their Senior Leaders Apprenticeship Level 7+ (part-time MSc programmes) and closed 
PgCert in Supply Chain Practice. Students are equipped with the requisite high skill levels 
that enable them to fill crucial positions within the industry and some of these positions for 
their MSc full time students include the following:  

• Supply Chain Executive,
• Logistics Engineer/Planner,
• Sourcing Manager,
• Logistics and Supply Chain Manager,
• Operations Supply Co-ordinator,
• Warehouse Management Specialist,
• Procurement Manager,
• Network Analyst.
 
The programme is continuously updated reflecting the ever-changing nature of the industry.
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THE IMPACT ON RECRUITMENT AND EARNINGS

As the sector becomes more skilled, there will be an increased focus on recruitment, training 
and talent retention. With the adoption of new technology, the sector will find it is competing 
with other sectors for skilled workers, as software and other digital skills increasingly 
underpin the economy.

Within the sector, this is generating significant focus and investment in employee experience 
– which is a further factor driving the demand for new space that enhances employee 
amenity and wellness. It is also seeing the sector invest more in training: aiming to support 
workers to stay in a business.

Already many businesses offer apprenticeships and other training programmes to aid career 
progression. This enables those taking entry level positions to further their career within the 
sector. These investments are to help combat the widely held expectation that attracting the 
right skills in the future will be a challenge.

A CBI survey found that 80% of businesses expect jobs to be more skilled in the future. 
However, the FTA report that the most severe shortages of workers in the sector are within 
higher level occupations, such as managers and directors. As a result, average earnings in 
the sector have been relatively healthy. The Annual Survey of Hours and Earnings shows 
that in most locations, earnings in the sector tend to be above the regional average. Even in 
London, warehousing workers’ average earnings are equal to those in the city. In all other 
locations it is materially above.

Overall, there are significant benefits that arise from new logistics developments. Jobs 
are becoming more skilled and are well paid. Even at the lower level, there is significant 
investment in skills and training. Failing to provide land means these opportunities will be 
lost for local people.
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AUTOMATION WON’T 
REPLACE JOBS
As the deployment of technology increases there are clear opportunities for businesses to 
increase efficiency by introducing greater automation. A common perception is that people 
will be replaced by robots. However, research suggests the scale of this may not be as 
significant as feared.

The FTA considered the risk of specific roles within the sector being replaced by machines in 
the future. At highest risk were elementary roles, such as warehouse operatives and forklift 
drivers, both of which are already being replaced. However, the estimate was that this only 
impacted 7% of all jobs at risk. Drivers were identified as a medium risk given autonomous 
delivery and self-driving vehicles that are still unproven. The lowest risk roles are those where 
decision making is required that can’t currently be replaced by a machine.

Whilst some roles will be lost within the sector, there is expected to be a major increase in 
the quality of the occupations that remain/are created, as processes become more complex. 
Across the board, digital skills will be central to future employment, alongside strong 
analytical and problem-solving skills, as logistics planning becomes more sophisticated. 
Strong communication skills is central to good operational efficiency and many roles will 
become more outward facing; particularly for delivery drivers.

 

High Risk

7%

Forklift drivers

Warehouse
operatives

Medium Risk

65%

Drivers

Low Risk

28%

Purchasing

Managers
Directors

Analytical
thinking

Communications

Customer
service

Marketing

Digital +
software

programming

Problem
solving

Future
Worker
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Change is needed if the potential of the sector is to be realised and 
the wide-ranging benefits captured.

There is a clear and objective need to improve the land supply for logistics development 
across the country. At present, there is a major risk that the growth of the sector required 
to drive economic recovery and levelling up will be curtailed: constraining wider growth and 
prosperity. To help address the issue, we set out 5 changes that we believe are necessary.

1. New best practice in quantifying employment land needs

2. Require regular reviews of land capacity

3. Recognise the economic, social and environmental benefits of logistics.

4. Ensure space for logistics is integrated into strategic growth locations

5. Coordinate site allocation and infrastructure investment

OUR ASKS
07
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ASK 1

IMPROVE
NEEDS
FORECASTING

The current approach is now flawed
Basing land needs solely on past take up or econometric forecasts (as 
instructed by the NPPG) fundamentally underestimates land needs. A 
range of other considerations need to be built into the evidence base – 
most crucially market intelligence and suppressed demand.

Engage with the market
No data alone can reveal unmet demand. Future employment land 
needs should be informed by a solid understanding of the market 
through engagement with the development sector.

Incorporate a wider geography
Market areas span boundaries and businesses service areas across 
sub-regional geographies. Land supply needs to be optimized across the 
relevant market area to deliver the conditions businesses need – joined 
up planning is essential.
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ASK 2

REGULAR
REVIEW OF
CAPACITY

The sector is changing quickly
The logistics sector has changed significantly over the last 5 years – 
not only is it bigger, but it has more diverse needs. Local plan evidence 
bases are not agile enough to capture these trends.

Improve monitoring
The stock and delivery of logistics space should be monitored in a 
similar manner as housing, with an adequate supply being maintained. 
Monitoring would allow the direction of land supply to be reset, if 
needed.

Flexibility in policy
Needs forecasts should be seen as floors rather than ceilings for 
development. Clear criteria-based policies, that enable new employment 
sites to come forward through a planning application when supply falls 
below a minimum threshold, should be incorporated into all Local Plans.
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ASK 3

VALUE THE
ECONOMIC,
SOCIAL +
ENVIRONMENTAL 
BENEFITS

Common perceptions are unfounded
The sector is not dominated by low skilled, low wage roles that offer no 
career progression for workers. Instead, roles are increasingly diverse, 
involving better skills, higher pay and offer good career pathways.

Understand the economic opportunity
An assessment of the economic benefits should be part of any criteria-
based approach to include the wider benefits as a facilitator for other 
key growth sectors. The economic benefits accrued from development 
should carry significant weight in decision-making as per the NPPF.

Social Value & Green credentials
The wider social and environmental benefits arising from logistics 
developments should also be considered, reflecting the significant 
investment developers make in local communities and places.
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ASK 4

INTEGRATE
SPACE INTO
GROWTH
LOCATIONS

Logistics is now critical infrastructure
Logistics is so deeply engrained in our everyday lives, and underpins so 
many important sectors, that it should be viewed and planned for as 
critical societal infrastructure in much the same way as water stations 
and electricity plants.

Proximity is key for sustainability
Meeting delivery expectations requires proximity to residents and 
customers/businesses. This also reduces vehicle miles and supports 
the use of Electric Vehicles – helping make the sector more sustainable.

Broaden the land use mix
In a similar manner to how retail space is considered an integral part 
of a major new settlement or Sustainable Urban Extension, space for 
logistics should also be incorporated or the LPA should identify locations 
nearby to accommodate new demand.
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ASK 5

COORDINATE
INFRASTRUCTURE
DELIVERY

Logistics requires wider infrastructure
Increasingly, the sector requires enhanced utilities provision as activity 
is automated and operational 24 hours a day. Power is a key issue going 
forward and can impact deliverability.

Investment can unlock delivery
The value creation of logistics development can fund infrastructure 
delivery and support the achievement of wider aspirations in an area, 
including infrastructure for housing growth.

Choreograph partners
Infrastructure delivery partners need coordinating. A positive policy 
position will bring these partners together and help facilitate delivery 
more quickly.
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�����)��	�kbl�mnobcpq�r_kbb̀bs�t̂c�uvvwx�cykc�qnop�̂_̀abcde�kzz_̀̂kc̀nb�{a�pa|appal�cn�ỳ}�̀becakl�n|����	��������������"��������������		�	����������"0� 0�)���X	\���"�������������	������������������
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