


context, this would have a disproportionate and intrusive impact, particularly in
the early morning, disrupting sleep and wellbeing. The proposal therefore gives
rise to unacceptable noise impacts.

Highway Safety and Access
The site is located on a route already subject to congestion, particularly at peak
and school-run periods. The proposal would introduce significant additional short-
stay vehicle movements and delivery drivers, increasing conflict with pedestrians
and general highway risk. Of particular concern is the potential to impede
emergency access. The Almshouses accommodate residents with a range of
needs, and any delay to emergency services caused by congestion or
obstruction would represent a serious and unacceptable risk.

Air Quality
The site lies within, or immediately adjacent to, the former Air Quality
Management Area (AQMA) designated at the A227 Wrotham Road / B261 Old
Road West junction. This AQMA was declared due to exceedances of Nitrogen
Dioxide (NO₂), with the designated area extending to a point just beyond The
Woodlands site.

Although monitoring indicates that air quality has improved in recent years, the
area has only relatively recently achieved compliance and remains sensitive. The
proposed development, with increased vehicle movements, delivery activity and
idling, presents a clear risk of reversing these improvements. This is of particular
concern given the proximity of residential properties and the potential impact on
individuals more sensitive to poor air quality.

Over-Intensification and Character
Modern fast-food operations function as high-turnover destinations and delivery
hubs, generating continuous activity. This level of commercial intensity is
incompatible with the predominantly residential character of the surrounding area
and would result in a harmful change in character.

Cumulative Impact
The combined effect of increased traffic, noise (including early morning activity),
air quality impacts and intensified use would result in a material and
unacceptable deterioration in living conditions for nearby residents, including
those within the Almshouses.

Planning Policy Context and Sensitive Receptors
The application must be assessed against the requirement to protect the amenity
of existing residential occupiers and to ensure that new development does not
give rise to unacceptable impacts. In this case, the Almshouses represent a
particularly sensitive receptor, given their proximity to the site and the nature of
the accommodation provided.

The proposed development introduces a level of activity, noise and traffic
generation that is not compatible with this sensitive residential context. The
absence of clear and robust mitigation within the application documentation,
particularly in respect of early morning operations, delivery management and
cumulative impacts, gives rise to significant concern.

Need for Robust Evidence and Mitigation
Given the site's location within, or adjacent to, a former AQMA and an already
constrained highway environment, it is essential that the application
demonstrates, through clear and robust evidence, that the development will not
result in unacceptable impacts.

In the absence of such assurance, and given the known sensitivity of the
location, a precautionary approach should be applied.




