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Queenborough and Rushenden Implementation Strategy

This	document	sets	out	a	strategy	for	 implementing	the	Masterplan	proposals,	having	particular	
regard	to	the	various	organisations	involved,	the	need	for	substantial	new	infrastructure,	the	need	
for	a	phased	approach	to	such	a	large	project,	and	the	need	for	on-going	management.

In	 terms	of	 infrastructure	provision,	achieving	 the	Queenborough	and	Rushenden	 regeneration	
proposals	will	 require	 significant	 investment	 in	new	physical	and	 social	 infrastructure	 to	 support	
the	levels	of	new	development	proposed.	The	cost	of	providing	that	infrastructure	will	need	to	be	
shared	across	the	various	development	sites	within	the	Masterplan	area.

This	Strategy	provides	the	mechanism	by	which	the	costs	of	communal	infrastructure	are	apportioned	
in	a	 fair	and	equitable	way	across	 the	various	development	areas	shown	 in	 the	Master	Plan.	 It	
provides	a	relatively	simple	and	straightforward	mechanism	by	which	all	parties	can	contribute	
equitably	 to	the	cost	of	 infrastructure	provision	 in	a	manner	 that	will	allow	the	development	to	
proceed.	Without	the	funding	for	the	requisite	infrastructure,	the	development	will	not	be	able	to	
proceed. 

The	Strategy	includes	an	indicative	Phasing	Strategy.	The	Phasing	Strategy	sets	out	key	limitations	
on	development	within	the	Master	Plan	area,	which	will	ensure	that	development	will	not	be	able	
to	proceed	beyond	set	thresholds	without	the	requisite	infrastructure	for	the	next	stages	being	in	
place.	Conditions/S106	agreements	on	individual	planning	permissions	would	set	out	the	limitations	
on	 individual	developments,	 having	 regard	 to	 the	provisions	of	 the	Phasing	 Strategy,	and	any	
other	material	factors	existing	at	the	time	of	the	decision.	

This	 Strategy	 also	 highlights	 the	 need	 for	 appropriate	 future	 management	 of	 the	 area.	 The	
Management	Strategy	 identifies	 key	organisations	 likely	 to	be	 involved	 in	 future	management,	
potential	structures,	and	the	mechanisms	for	putting	appropriate	management	arrangements	in	
place.

The	key	benefits	of	the	Implementation	Strategy	are:

•	 Simplicity	in	operation	for	Swale	Borough	Council	-	many	of	the	issues	currently	the	subject	of	
complex	S106	negotiations	can	be	covered	by	payment	of	a	standard	charge;

•	 Simplicity	and	clarity	for	potential	developers	-	the	Strategy	sets	out	upfront	the	cost	implication	
of	many	of	the	usual	S106	'variables',	thereby	reducing	uncertainty;

•	 Flexibility	 for	 the	 specific	 infrastructure	 requirements	of	 the	development	 to	be	 refined	as	 it	
progresses	-	one	of	the	main	disadvantages	of	a	standard	S106	for	a	project	likely	to	take	place	
over	a	long	timeframe	is	that	infrastructure	requirements	are	fixed	at	the	outset.	Although	this	
strategy	makes	 assumptions	 about	 the	 cost	 of	 infrastructure	 provision	 based	on	 expected	
examples,	it	does	not	tie	funding	to	specific	pre-determined	infrastructure	schemes;

•	 'Discounts'	to	potential	developers,	arising	from	the	'underwriting'	of	a	large	part	of	the	cost	of	
the	provision	of	the	Rushenden	Link	Road	by	SEEDA,	and	recognition	that	development	in	the	
early	stages	will	not	benefit	from	the	enhanced	land	values	that	will	arise	in	later	stages.

•	 The	option	for	developers	to	provide	the	infrastructure	required	by	this	strategy	direct,	in	lieu	
of	commuted	payments	(and	which	may	therefore	result	in	earlier	provision	than	the	Phasing	
Strategy	 suggests	 because	 it	 will	 not	 be	 necessary	 to	 wait	 for	 commuted	 sums	 to	 be	 in	
place).

Executive Summary
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Overview

1.1	 This	 strategy	 forms	part	of	 the	Queenborough	and	Rushenden	Regeneration	Masterplan.	
The	Masterplan	sets	out	land-use	proposals	and	design	criteria	for	the	physical	development	
of	the	site.	It	recognises	that	the	area	is	in	multiple	ownerships,	is	likely	to	be	developed	on	a	
phased	basis	over	the	course	of	a	number	of	years,	and	potentially	with	a	number	of	different	
parties	 involved	 in	 the	development	process.	 The	development	potential	of	 the	area	will	
however	only	be	 released	with	 significant	 investment	 in	new	 social,	cultural,	 recreational	
and	physical	infrastructure,	much	of	which	will	need	to	be	provided	in	the	early	phases	of	
the scheme.

1.2	 In	that	context,	it	is	important	to	have	an	over-riding	framework	that	sets	out	both	where	the	
responsibilities	for	delivery	lie,	and	the	requirements	for	development	contributions,	to	ensure	
that:

(1)	 The	wider	costs	of	infrastructure	are	equitably	spread,	

(2)	 All	development	contributes	to	the	overall	objectives	of	the	Masterplan;		

(3) The site is developed in a phased manner that ensures the timely provision of the 
requisite	infrastructure	needed	to	support	it;	and

(4)	 The	role	of	the	various	organisations	involved	in	delivering	the	development	is	understood	
by all.

Adoption and use as a Supplementary Planning Document

1.3	 This	strategy	is	to	be	adopted	by	Swale	Borough	Council	(SBC)	as	a	Supplementary	Planning	
Document	 (SPD),	and	 forms	part	of	 the	Queenborough	and	Rushenden	Masterplan.	 It	 is	
being	subject	to	consultation	in	accordance	with	the	procedure	for	adoption	of	SPD	as	set	
out	in	Government	guidance	in	PPS12.	It	is	subject	to	the	Sustainability	Appraisal	that	covers	
the Masterplan. It is prepared pursuant to:

(a)	 The	Adopted	Swale	Borough	Local	Plan	(2000),	in	particular:

(i)	 Policies	B21,	B25	and	B26	in	respect	of	employment	land	at	Neatscourt,	Queenborough	
and	Rushenden;

(ii) Policies H28 and H29 in respect of residential development north and south of 
Queenborough	Creek;	and

(iii)	 Policy	 E64	 in	 respect	of	environmental	 improvements	within	Queenborough	High	
Street	 area	 and	 Rushenden	 area	 following	 completion	 of	 the	 Rushenden	 Link	
Road;	

(iv)	 Policy	IN33	in	respect	of	the	provision	of	the	Rushenden	Link	Road;

(b)	 The	Queenborough	and	Rushenden	Development	Framework	(Area	Action	Plan	No.8,	
which	forms	existing	SPD,	having	been	adopted	by	the	Council	in	December	2004.	The	
Framework		acts	as	the	basis	for	the	production	of	this	Masterplan	and	its	accompanying	
Strategies	and	Briefs;
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(c)	 The	 Draft	 First	 Review	 of	 the	 Swale	 Borough	 Local	 Plan	 (2005),	 as	 Modified,	 in	
particular:

(i)	 Policies	AAP6,	MU6,	and	MU7,	in	respect	of	the	regeneration	of	the	Queenborough	
and	 Rushenden	 areas,	 in	 the	 context	 of	 a	Masterplan	 framework,	which	 should	
include	a	developer	contributions	strategy.

(ii)	 Policy	B14	in	respect	of	employment	at	Neatscourt;	

(iii) Policy T9 in respect of the Rushenden Link Road.

1.4	 All	applications	for	planning	permission	within	the	defined	area	shown	in	Appendix	1	(other	
than	specifically	defined	exceptions	listed	at	Appendix	2)	will	need	to	be	considered	against	
the	provisions	of	 this	strategy,	which	will	be	a	material	consideration	 in	the	determination	
of	 planning	 applications.	 An	 appropriate	 contribution	 to	 communal	 infrastructure	 in	
accordance	with	the	methodology	set	out	within	this	document	will	be	sought.	However,	if	
a developer is able to make direct provision for an element of the communal infrastructure 
identified	in	this	report,	then	the	ability	to	provide	that	infrastructure	and	the	proper	costs	of	
doing	so	will	be	taken	into	account	when	the	determining	the	level	of	the	contribution.	

1.5	 This	strategy	has	been	prepared	having	regard	to:

(a)	 Government	guidance	in	Circular	5/2005	(particularly	in	respect	of	the	use	of	pooled	
contributions);	

(b)	 Relevant	case	law	on	the	use	of	Planning	Obligations;

(c)	 Relevant	Government	planning	policy	guidance	and	planning	policy;	and

(d)	 The	existing	and	emerging	Local	Plan	for	the	area.

S106 Obligations and Planning Gain Supplement

1.6	 To	assist	 in	 the	process	of	completing	 legal	agreements,	 it	 is	 intended	to	prepare	a	series	
of	 model	 agreements	 designed	 specifically	 to	 be	 used	 for	 S106	 requirements	 in	 the	
Queenborough	and	Rushenden	area.	Although	this	strategy	will	lead	to	a	large	number	of	
legal	agreements	needing	to	be	put	in	place,	the	use	of	common	models	and	a	common	
strategy	should	assist	in	ensuring	that	S106	agreements	are	completed	expeditiously.	

1.7	 The	Government	has	announced	that	it	is	potentially	looking	at	a	new	system	for	Planning	
Obligations	called	Planning	Gain	Supplement	(PGS).	At	present,	there	are	no	firm	proposals	
for	PGS,	or	a	definitive	statement	as	to	what	 it	will	entail,	how	it	will	operate,	and	when	it	
might	come	into	effect.	Should	the	introduction	of	PGS	or	alternative	mechanism	affect	the	
provisions	of	this	strategy,	then	this	document	may	need	to	be	revised.

Review Process

1.8	 It	is	expected	that	the	strategy	will	be	kept	under	review,	in	order	to	ensure	that	the	assumptions	
made	can	be	monitored	and	re-evaluated	as	the	development	progresses.	The	estimate	of	
infrastructure	costs,	phasing	and	delivery	are	based	on	the	best	information	available	at	the	
time,	and	the	strategy	is	as	robust	as	possible.	Nevertheless	it	is	expected	that	the	strategy	will	
be	reviewed	regularly	(perhaps	every	2	or	3	years,	or	if	significant	new	information	comes	to	
light)	to	ensure	that	it	is	kept	up	to	date	and	that	the	level	of	commuted	payment	collected	
continues	to	reflect	the	genuine	costs	of	the	infrastructure	required.
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2.1	 The	 geographic	 area	 to	which	 the	 strategy	 applies	 is	 the	 area	 shown	 on	 Plan	 2.1	 (also	

Appendix	1).	 This	area	 is	 the	 same	as	 that	defined	 in	 the	existing	adopted	Development	
Framework	SPD.	This	 is	 the	broad	area	within	which	the	majority	of	major	development	 in	
Queenborough	and	Rushenden	will	occur	over	the	next	20	years.	

2.2	 The	Masterplan	contains	proposals	for	a	mixture	of	land	uses,	including	new	housing,	more	
employment,	new	leisure	facilities	and	new	community	and	retail	facilities.	

Plan 2.1  Indicative Phasing
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2.3 The different types of development proposed in the Masterplan create different infrastructure 

requirements.	Based	upon	the	adopted	Development	Framework		and	the	draft	Masterplan,	
the	Queenborough	 and	 Rushenden	 area	 can	 be	 subdivided	 into	 five	 broad	 ‘zones’,	 as	
shown	on	Plan	2.1,	and	being:

(A) Land east of the A249
	 This	 area	 is	 shown	 in	 the	Masterplan	 for	 lower	 density	 business	 uses.	 It	 is	 separated	 from	

Neatscourt	 by	 the	 A249,	 and	 although	 it	 is	 likely	 to	 share	 some	 common	 servicing	
arrangements,	it	does	not	require	in	itself	major	new	highway	infrastructure	to	serve	it.	A	key	
objective	for	this	area	will	be	enhancement	of	the	local	landscape,	and	the	formation	of	a	
quality	environment	at	the	‘gateway’	to	the	development	area.

(B) Neatscourt business park
	 Neatscourt	is	a	longstanding	Structure	Plan	and	Local	Plan	priority	area	for	new	commercial	

development.	A	lack	of	suitable	highway	access,	drainage	and	services	have	been	some	
of	the	principle	 infrastructure	constraints	that	have	prevented	this	site	coming	forward	for	
development	in	the	past,	whilst	the	relatively	weak	economy	has	proved	a	disincentive	to	
substantial	 investment.	The	completion	of	the	A249	 improvements	will	help	to	encourage	
new	business	investment,	and	provide	a	basic	means	of	access	to	the	site,	but	remedying	
the	remaining	infrastructure	deficit	will	still	involve	some	significant	costs.	In	the	foreseeable	
future,	this	area	will	include	land	retained	by	the	Port	for	car	parking.

(C) West of Rushenden Road/North Rushenden
	 This	 area	 has	 significant	 potential	 for	 redevelopment	 for	 mixed-use	 purposes,	 with	 new	

residential	development,	enhanced	boating	facilities,	small	scale	retail	uses	and	ancillary	
community	uses,	including	a	new	primary	school.	The	comprehensive	development	of	the	
area	 is	dependent	upon	the	provision	of	 improved	highway	access	and	off-site	highway	
improvements,	new	and	upgraded	service	 infrastructure,	and	the	provision	of	a	range	of	
social	infrastructure	to	support	the	new	development,	all	resulting	in	significant	development	
costs.	These	development	costs	will	need	to	be	shared	equitably	across	the	development	
area,	to	ensure	that	no-one	developer	either	bears	an	unreasonable	share	of	the	burden	
of	bringing	land	forward	for	regeneration,	or	benefits	unreasonably	from	the	investment	of	
others.

(D) Cullet Drive Estate
	 The	 Cullet	 Drive	 Estate	 is	 home	 to	 a	 number	 of	 existing	 businesses.	 Over	 time,	 these	

businesses	may	change,	expand,	or	relocate.	It	is	not	the	purpose	of	this	strategy	to	impose	
any	additional	costs	on	the	operation	of	existing	businesses,	which	clearly	form	a	valuable	
part	of	the	existing	economy	and	life	of	the	community.	However,	any	new	development	
proposals	 that	do	come	 forward	within	 this	area	will	 similarly	need	 to	contribute	 towards	
the	physical	and	social	infrastructure	to	be	provided,	and	which	is	required	to	support	new	
development	 in	 the	area.	Although	 the	majority	of	Cullet	Drive	 is	 not	 subject	 to	 specific	
development	proposals	in	the	Masterplan,	it	is	reasonable	that	future	“windfall”	proposals	for	
significant	business	expansion	or	redevelopment	(whether	for	business	or	other	uses)	should	
contribute	 to	 the	enhanced	 infrastructure	provided	which	enables	 such	development	 to	
come	forward.

(E) The existing built-up areas of Queenborough and Rushenden
	 The	AAP	boundary	includes	Rushenden	and	also	parts	of	Queenborough	adjacent	to	the	

Creek.	Minor	 development	within	 the	 existing	 built-up	 areas	would	 not	 be	 liable	 to	 any	
contribution	 under	 this	 strategy	 (see	 definition	 of	 Excluded	development	 in	 the	Glossary	
section),	but	 significant	 redevelopment	proposals	 (for	example	 the	MIT	or	Foundary	sites)	
would	 need	 to	 contribute	 towards	 the	 joint	 community	 and	 physical	 infrastructure	 that	
underpins	the	regeneration	of	that	area.	



12

Project Delivery



The Principal Delivery 
Organisations



14

Project Delivery
3.1	 The	overall	Queenborough	and	Rushenden	Regeneration	Project	is	a	collaborative,	strategic	

programme	 between	 a	 range	 of	 local,	 regional	 and	 national	 agencies.	 The	 delivery	
and	 implementation	 strategy	has	been	developed	by	SEEDA	as	 the	 lead	organisation	 in	
partnership	with	other	agencies,	which	have		included	Kent	County	Council,	Swale	Borough	
Council	and	the	local	community	through	extensive	public	consultation.	

3.2	 Delivery	 of	 the	 Masterplan	 objectives	 will	 continue	 to	 require	 the	 input	 of	 a	 number	 of	
organisations	 from	both	 the	public	and	private	 sectors.	 The	 following	paragraphs	 identify	
some	of	the	key	responsibilities.	It	is	not	intended	to	be	exhaustive,	and	there	will	be	a	number	
of	other	organisations,	including	voluntary	groups,	who	will	play	an	important	role	in	helping	
to	 delivery	 the	 vision	 set	 out	 in	 the	Masterplan.	 The	main	 bodies	 identified	at	 this	 stage,	
however,	and	their	role,	are	identified	below.

Swale Borough Council (SBC)

3.3	 Swale	 Borough	 Council	 have	 been	 instrumental	 in	 bringing	 forward	 the	 detailed	 policy	
framework	that	underpins	the	Queenborough	and	Rushenden	Regeneration	Project,	through	
the	land	use	allocations	and	policies	in	the	existing	and	emerging	Local	Plan,	and	through	
the	adoption	of	 the	Queenborough	and	Rushenden	Development	Framework.	SBC	have	
also	played	an	active	role	in	terms	of	input	to	this	Masterplan	and	Implementation	Strategy,	
in	particular	through	the	Planning	For	Real® process

3.4	 SBC	will	have	a	key	 role	 to	play	 in	 terms	of	 the	delivery	of	 the	 strategy.	 In	particular,	 it	 is	
expected	that	SBC	will:

•	 Be	responsible	for	 the	determination	of	applications	 for	planning	permission	within	the	
Masterplan	area.	It	will	seek	to	ensure	via	the	use	of	its	development	control	powers	that	
all	development	within	the	area	accords	with	the	objectives	of	the	Masterplan	and	this	
Implementation	Strategy;	

•	 Seek	to	ensure	that	development	achieves	high	standards	of	design	and	environmental	
performance	in	accordance	with	its	own	policies	and	the	sustainability	objectives	of	this	
Masterplan;

•	 Hold	the	funds	collected	via	the	Planning	Obligations	Strategy	for	the	delivery	of	local	
infrastructure	and	facilities	required	by	the	development	(in	conjunction	with	its	strategic/
delivery	partners);

•	 Be	responsible	for	the	adoption	of	any	updated	Masterplan	and	Implementation	Strategy	
as	may	from	time	to	time	be	required;

•	 Adopt	a	corporate	approach	 to	 the	 implementation	of	 the	 regeneration	project,	via	
co-ordination	of	employment,	housing,	community	and	other	Council	strategies	with	the	
objectives	of	the	Masterplan.
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Kent County Council (KCC)

3.5	 Kent	 County	 Council	 has	 through	 the	 adoption	 of	 the	 Structure	 Plan	 put	 in	 place	 the	
strategic	policy	framework	that	supports	the	Queenborough	and	Rushenden	Regeneration	
Project.	It	has	been	instrumental	in	terms	of	input	to	this	Implementation	Strategy,	ensuring	
that	the	range	of	social	infrastructure	planned	as	part	of	the	development	meets	the	likely	
requirements	 of	 the	 community.	 KCC	 has	 also	 played	 an	 active	 part	 in	 developing	 the	
detailed	highway	proposals	 for	 the	Rushenden	Link	Road,	and	has	taken	responsibility	 for	
obtaining	the	necessary	permissions	for	its	construction.

3.6	 In	taking	the	strategy	forward,	it	is	expected	that	KCC	will:

•	 Be	responsible	for	overseeing	the	construction	and	adoption	of	the	Rushenden	Link	Road,	
from	the	A249	to	Cullet	Drive/Rushenden	Road;

•	 Work	 alongside	 Swale	 Borough	 Council,	 using	 funds	 collected	 from	 the	 Planning	
Obligations	 Strategy,	 to	assist	 in	delivering	 the	 social	and	community	 infrastructure	 to	
support	the	objectives	of	the	Masterplan.

South East England Development Agency (SEEDA)

3.7	 SEEDA	 has	 played	 an	 important	 role	 to	 date	 both	 in	 terms	 of	 co-ordinating	 the	 overall	
project,	and	in	terms	of	direct	action	to	bring	forward	development	opportunities.		SEEDA’s	
involvement	 arose	when	 it	 became	clear	 that	 the	 private	 sector	was	 unwilling	 to	 invest	
in	 the	 individual	 brownfield	 development	 opportunities	 prior	 to	 the	 provision	 of	 the	 key	
infrastructure.	Site	specific	considerations	are	such	that	the	earlier	phases,	 in	particular,	of	
the	brownfield	development	lack	the	ability	to	contribute	to	major	off-site	works,	such	as	the	
Rushenden	Link	Road.	It	has	become	clear	that	without	public	sector	‘pump	priming’	of	key	
infrastructure	and	without	assistance	in	bringing	land	forward	for	development,	the	project	
will	not	proceed.	SEEDA	has	therefore:

(a)	 Sought	to	engage	with	the	key	stakeholders,	public,	and	commercial	interests	and	act	
as	a	‘champion’	for	the	redevelopment	project;

(b)	 Invested	around	£9	m	in	the	acquisition	of	land	within	the	area,	required	both	to	deliver	
the	Rushenden	Link	Road	and	to	bring	forward	development;

(c)	 Made	provision	if	necessary	and	appropriate	for	its	capital	receipts	arising	from	disposal	
of	 development	 land	 to	be	 reinvested	 in	 the	project	 in	 the	 form	of	 funding	 for	 the	
proposed	waterspace	strategy/marina,	which	forms	an	essential	part	of	the	strategy	
for	increasing	property	values	in	the	area;

(d)	 Entered	into	a	joint	venture	partnership	with	The	Crown	Estate	to	bring	forward	land	for	
employment	uses	at	Neatscourt,	has	brought	forward	a	planning	application	for	the	first	
phase	of	employment	land	(known	as	Neatscourt	Phase	1)	and	will	utilise	funds	secured	
from that development to enable construction of the 1st	stage	of	the	Rushenden	Link	
Road;

(e)	 Secured	£12	m	of	public	sector	investment	to	‘pump	prime’	the	construction	of	the	2nd 
stage	of	the	Rushenden	Link	Road	to	Cullet	Drive;	and

(f)	 Undertaken	the	project	co-ordination	and	funded	professional	fees	to	bring	forward	this	
Masterplan	and	the	various	technical	and	professional	studies	upon	which	it	is	based.	

The Principal Delivery Organisations
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3.8	 In	taking	the	project	forward,	it	is	expected	that	SEEDA	will:

•	 Continue	to	play	an	active	role	in	co-ordinating	the	development	project;

•	 Bring	forward	its	land-holdings	at	Rushenden	in	conjunction	with	one	or	more	development	
partners	to	implement	the	residential	and	mixed-use	proposals	of	the	Masterplan;

•	 Seek	to	ensure	when	disposing	of	its	own	land	holdings	that	development	proposals	meet	
high	standards	of	environmental	performance	and	sustainability,	in	accordance	with	its	
Sustainability	Charter;

•	 Continue	to	play	an	active	role	with	The	Crown	Estate	in	bringing	forward	employment	
land	for	development	at	Neatscourt;

•	 Oversee the delivery of the Rushenden Link Road from the A249 to Cullet Drive/Rushenden 
Road,	in	conjunction	with	Kent	County	Council;

•	 Assist	Swale	Borough	Council	in	the	delivery	of	projects	funded	via	commuted	payments	
made	under	the	Planning	Obligations	Strategy;	and

•	 Recoup	from	any	surplus	funds	obtained	from	the	Planning	Obligations	Strategy	towards	
the	public	investment	already	made	for	the	Rushenden	Link	Road,	but	only	after	all	other	
requisite social and physical infrastructure has been provided.

Amicus Horizon/Housing Association Partners

3.9	 Amicus	Horizon	is	a	major	land	owner	at	Rushenden,	and	is	responsible	for	the	management	
of	a	significant	number	of	affordable	homes	in	the	area.	The	Rushenden	area	would	benefit	
from	further	investment	in	its	social	and	physical	infrastructure,	and	there	will	be	a	need	to	
ensure	proper	integration	between	the	new	and	existing	communities.	

3.10	 As	part	of	the	Obligations	Strategy,	the	option	is	given	to	residential	developers	to	provide	up	
to	5%	Affordable	Housing	by	means	of	an	“off-site”	commuted	sum	rather	than	by	means	of	
direct	on-site	provision.	Funds	provided	in	this	way	could	be	used	to	invest	in	the	upgrading	
of	existing	properties	and	the	local	environment	at	Rushenden,	rather	than	the	provision	of	
additional	homes	per	se.	With	a	possible	total	of	2000	residential	units,	 the	remaining	25%	
Affordable	 Housing	provision	would	 still	 require	 the	provision	 of	 500	 new	affordable	 units	
within	the	local	area.

3.11	 Swale	 Borough	Council	would	 seek	 to	work	with	 Housing	Association	 partners	 in	 respect	
of	 the	delivery	of	new	affordable	housing	units,	and	with	Amicus	 in	 respect	of	social	and	
environmental infrastructure at Rushdenden.
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Private Sector

3.12	 Notwithstanding	the	land	acquisitions	by	SEEDA,	there	are	significant	areas	of	land	in	private	
ownership	within	the	Masterplan	area.	Where	appropriate,	landowners	will	be	encouraged	
to	bring	their	 land	forward	for	development	in	a	manner	that	meets	the	objectives	of	the	
Masterplan. 

3.13	 The	private	sector	will	be	responsible	for	the	actual	delivery	of	development	on	the	ground,	
and	 in	 many	 cases	 the	 delivery	 of	 the	 infrastructure	 required	 to	 serve	 it.	 Through	 the	
Obligations	Strategy,	the	private	sector	will	help	to	contribute	some	£25-£30	m	of	investment	
into	the	area,	either	by	means	of	commuted	payments	or	via	the	direct	provision	of	social	
and physical infrastructure.

 
3.14	 It	is	essential	therefore	that	the	various	public	sector	organisations	cooperate	to	set	a	policy	

framework	that	encourages	that	private	sector	investment	to	come	forward.	

Queenborough Town Council, the local community, and local organisations

3.15	 The	local	community	has	already	played	an	important	role	in	terms	of	providing	their	input	
to	the	Masterplan	during	its	evolution	to	date.	As	the	project	progresses,	the	community	will	
need	 to	continue	 to	have	an	 input	 through	 the	consultation	on	 this	Masterplan	and	any	
future	revisions,	and	through	consultation	on	individual	planning	applications.

3.16	 There	are	a	number	of	active	organisations	in	the	area	that	already	play	a	key	role	in	the	local	
community.	The	continued	assistance	and	input	of	the	community	in	taking	the	Masterplan	
forward	and	helping	to	implement	its	objectives	will	be	essential	if	the	regeneration	project	
is to achieve its full potential.

The Principal Delivery Organisations
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4.1	 As	indicated	in	Section	3,	the	Masterplan	proposals	have	already	benefited	from	significant	

upfront	public	expenditure	to	help	bring	forward	land	for	development	and	new	infrastructure.	
It has been evident by the lack of development proposals for many years at both Neatscourt 
and	 Rushenden/Queenborough	 that	 without	 public	 sector	 assistance	 in	 terms	 of	 land	
assembly	and	‘pump	priming’	of	infrastructure,	this	development	project	would	not	occur.	
In	essence,	the	upfront	infrastructure	costs	and	relatively	low	level	of	investment	return	make	
this	an	unviable	project	for	the	private	sector.

4.2	 It	is	in	recognition	of	this	that	SEEDA	has	secured	public	funds	to	assist	in	the	acquisition	of	land	
and	the	delivery	of	the	Rushenden	Link	Road	and	other	infrastructure,	on	the	understanding	
that as much of that investment as possible is recouped to the public purse from the private 
sector as the development proceeds.

4.3	 Even	with	initial	public	expenditure,	the	costs	of	delivering	the	social	and	physical	infrastructure	
required	to	support	the	development	is	still	considerable,	and	the	reality	is	therefore	that	it	is	
highly	unlikely	that	much	of	that	initial	public	outlay	will	be	able	to	be	recouped.	This	strategy	
therefore operates on the basis of:

(a)	 Firstly,	 identifying	all	 of	 the	 social	 and	physical	 infrastructure	 required	as	part	 of	 the	
development,	having	regard	to	the	relevant	tests	set	out	in	national	guidance	(as	set	
out	in	paragraph	4.4	below);

(b)	 Secondly,	 establishing	 broad	 estimates	 of	 the	 costs	 of	 providing	 that	 infrastructure,	
and	relating	these	to	the	five	main	different	infrastructure	‘zones’	identified	in	Section	
2	above,	and	using	this	for	the	basis	of	calculating	the	payment	rate	for	the	different	
parts	of	the	development	(with	an	adjustment	for	early	phases	of	the	development);	
and

(c)	 Thirdly,	recouping	part	of	the	initial	public	expenditure	from	any	excess	funds	collected	
only after the required infrastructure has been accounted for.
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Planning Obligations Strategy
Establishing the Infrastructure Requirements 

4.4	 In	 accordance	with	 Government	 guidance,	 any	 contribution	 towards	 social	 or	 physical	
infrastructure required to be provided by a developer must be:

(i)	 relevant	to	planning;

(ii)	 necessary	to	make	the	proposed	development	acceptable	in	planning	terms;

(iii)	 directly	related	to	the	proposed	development;

(iv)	 fairly	and	reasonably	related	in	scale	and	kind	to	the	proposed	development;	and

(v) reasonable in all other respects.

4.5	 These	tests	have	been	applied	in	the	assessment	of	defining	the	items	to	be	included	within	
this	strategy.	All	items	are	“relevant	to	planning”,	and	relate	to	issues	to	be	dealt	with	either	as	
part	of	the	development	itself,	or	the	future	maintenance	of	the	development.	There	can	be	
no	doubt	that	substantial	investment	in	new	physical	infrastructure	is	required	to	render	the	
Masterplan	development	proposals	acceptable	in	planning	terms.	Equally,	ensuring	that	the	
development overall achieves an appropriate environmental quality is a fundamental part 
of	the	Masterplan	proposals.	The	development	would	not	be	allowed	to	proceed	without	
the	social,	physical	and	environmental	infrastructure	required	to	support	it,	and	hence	their	
funding	is	a	pre-requisite	to	the	overall	development.

 
4.6	 The	Queenborough	and	Rushenden	area	has	been	subdivided	into	a	number	of	development	

‘zones’	as	set	out	in	Section	3	above.	This	has	been	done	to	ensure	that	development	only	
contributes	to	the	communal	infrastructure	directly	generated	by	development	in	that	area.	
The	methodology	set	out	in	Section	6	below	ensures	that	each	development	only	pays	a	fair	
proportion	of	the	overall	cost	of	that	infrastructure,	by	linking	contributions	to	the	scale	of	the	
development itself.

4.7	 The	table	at	Appendix	3	sets	out	a	list	of	the	communal	social,	physical	and	environmental	
infrastructure	 likely	 to	 be	 required	 to	 support	 the	 development,	 and	 contains	 a	 brief	
description	as	to	each	item,	an	explanation	as	to	why	it	is	required,	and	an	indication	as	to	
which	of	the	‘zones’	are	affected.	Where	an	item	of	infrastructure	is	required	by	more	than	
one	zone,	the	table	establishes	which	zones	are	effected.

 
4.8	 There	will	be	other	elements	of	infrastructure	which	are	significant	to	the	scheme	overall,	but	

which	will	need	to	be	dealt	with	as	part	of	the	development	of	individual	sites,	rather	than	
as	communal	infrastructure	(see	paragraph	3.3.2	below).	Relevant	case	law	confirms	that	
where	the	need	for	infrastructure	arises	primarily	from	a	specific	site,	it	should	be	provided	for	
by	the	site	concerned	and	not	from	a	‘pooled’	fund,	and	this	principle	has	underpinned	the	
differentiation	between	communal	and	site	specific	infrastructure.
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Site Specific Contributions and Requirements

4.9	 The	pooled	contribution	set	out	in	this	strategy	only	deals	with	communal	infrastructure.	As	
explained	above,	development	of	individual	sites	within	the	Queenborough	and	Rushenden	
area	will	also	generate	a	need	to	deal	with	specific	issues	on	a	site	by	site	basis.		

4.10	 Although	 this	 strategy	 cannot	 identify	 every	 site	 specific	 matter	 that	 may	 need	 to	 be	
addressed	either	through	conditions	or	S106	Obligations,	items	that	are	likely	to	be	required	
on most development sites are:

•	 Remediation of contaminated land - many of the potential development sites utilise 
previously	development	land,	and	it	is	likely	that	in	many	cases	previous	uses	will	have	had	
an impact on the condition of the site. Appropriate remediation for the proposed after 
use	will	be	required	in	such	cases,	and	will	be	a	cost	associated	with	the	development	of	
that	land,	separate	from	any	contribution	required	under	this	strategy;

•	 On-site	landscaping,	open	space	and	play	equipment	-	each	development	site	will	need	
to	bring	forward	site	specific	proposals	for	hard	and	soft	landscaping,	open	space	and	
play	facilities	that	accord	with	the	relevant	objectives	of	the	Kent	Design	Guide,	Local	
Plan	and	Masterplan;

•	 Maintenance	and	enhancement	of	on-site	ecological/landscape	features	-	development	
sites	that	incorporate	existing	habitats	and	significant	landscape	features	will	be	expected	
to	retain	and	where	appropriate	enhance	these	as	part	of	the	scheme	design;

•	 On-site	servicing	-	 in	addition	to	any	requirement	to	contribute	towards	strategic	utility	
and	highway	provision,	each	development	site	will	need	to	bring	forward	site	specific	
proposals	 to	 demonstrate	 that	 suitable	 connections	 have	 been	 made	 to	 strategic	
infrastructure.	This	will	 include	the	provision	of	cycle	and	pedestrian	links	within	the	site	
where	these	are	required	in	accordance	with	principles	set	out	in	the	Masterplan;

•	 On-site	 archaeological	 investigations	 -	 development	 proposals	 will	 be	 expected	 to	
provide	evidence	as	to	the	likely	 impact	on	archaeological	remains,	and	appropriate	
investigation	will	be	required;

•	 Green	 Travel	 Plans	 for	 individual	 large	 developments	 -	 individual	 large	 development	
proposals.		These	types	of	developments	could	constitute	anything	from	a	large	leisure	
or	 commercial	 development	 or	 a	 smaller	 scale	 development	 with	 a	 relatively	 high	
employment	to	density	 ratio,	and	will	be	expected	to	provide	a	Green	Travel	Plan	for	
consideration	alongside	schemes	for	planning	permission.	Pre-application	negotiations	
with	both	the	Local	Authority	and	the	Highways	Agency	will	identify	whether	or	not	this	
will	be	required;

•	 Public	 access	 and	 usage	 -	 where	 a	 development	 scheme	 includes	 the	 provision	 of	
spaces/routes	over	which	the	public	is	to	have	permanent	access,	obligations	may	be	
required	either	to	transfer	ownership	to	an	appropriate	body,	or	to	maintain	access	 in	
perpetuity;

•	 A	requirement	to	establish	a	management	company	or	other	means	for	ensuring	long-
term	management	in	accordance	with	the	principles	of	the	Management	Strategy,	and	
make	provision	for	its	future	operation	and	funding.

4.11	 Where	individual	sites	require	the	transfer	of	 land	to	either	Swale	Borough	Council	or	Kent	
County	Council	for	long-term	maintenance	(e.g.	for	strategic	open	space,	education	use	
etc),	there	will	be	a	requirement	in	the	detailed	S106	agreement	for	this	to	be	for	a	nominal	
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fee	of	£1.	The	strategy	includes	provision	for	future	maintenance	of	such	space	as	part	of	the	
standard commuted sum. 

Affordable Housing

4.12	 All	schemes	for	residential	development	will	need	to	make	provision	for	affordable	housing.	In	
parts	of	the	Masterplan	area,	however,	there	are	already	high	concentrations	of	affordable	
housing	(around	43%	of	the	housing	stock	of	Rushenden	is	social	housing),	and	the	location	
and	provision	of	new	affordable	housing	will	need	to	be	carefully	considered	if	the	Masterplan	
is	to	achieve	its	objectives	of	providing	a	more	balanced	community.	As	explained	in	the	
Regeneration	Objectives	 of	 the	Master	 Plan,	 there	 is	 a	 need	 to	 tackle	 issues	 of	 existing	
deprivation	and	promote	development	that	will	encourage	new	investment	to	the	benefit	
of	the	existing	community.	There	is	also	a	need	to	upgrade	the	quality	of	the	environment	
within	the	existing	area	of	Rushenden,	to	help	the	integration	of	the	existing	community	with	
the	proposed	new	development.

4.13	 At	the	same	time,	there	is	still	a	need	to	promote	greater	equality	of	opportunity	for	persons	
in	need	of	support	in	accessing	housing,	and	a	range	of	housing	types	and	tenures,	including	
more	affordable	housing,	remains	an	important	component	of	the	scheme.

4.14	 This	Strategy	therefore	seeks	to	promote	an	appropriate	balance	between	the	provision	of	new	
affordable	housing	in	the	area,	and	the	potential	for	upgrading	of	the	existing	environment	
within	the	area	of	the	greatest	concentration	of	existing	affordable	housing	at	Rushenden.	
To	do	this,	 it	 is	anticipated	that	the	overall	policy	provision	for	30%	affordable	housing	will	
be	delivered	both	by	the	direct	provision	of	hew	affordable	housing	on-site	(expected	to	
be	at	 least	25%),	and	by	investment	in	existing	affordable	housing	(up	to	5%).	The	precise	
requirement	and	mix	of	affordable	housing	for	each	site	will	take	into	account	market	and	
site	conditions,	any	particular	costs	associated	with	the	development	of	particular	sites	and	
with	reference	to	the	guidance	in	Swale	Borough	Council’s	Developer	Contributions	SPD.

4.15	 Off-site	contributions	 to	affordable	housing	will	 take	the	form	of	commuted	payments	 for	
the	upgrading	of	the	existing	residential	environment	in	areas	of	existing	affordable	housing	
concentration,	particularly	in	Rushenden.	Any	off-site	contribution	would	be	distributed	on	
either	works	 to	 the	public	 realm	or	upgrading	of	 the	existing	affordable	housing	 stock,	 in	
consultation	with	the	relevant	Housing	Associations.

 
4.16	 The	method	for	calculating	the	off-site	payment	is	based	upon	a	broad	assessment	of	the	

uplift	in	value	arising	from	not	providing	affordable	housing	on-site.	Although	site	development	
costs	are	likely	to	be	high	in	the	area,	the	additional	5%	of	provision	of	private	dwellings	will	
provide	some	enhancement	of	land	values.	The	strategy	assumes	therefore	on	the	basis	of	
2000	residential	units	£1.5m	can	be	set	aside	during	the	life	of	the	development	to	assist	with	
upgrading	of	existing	affordable	housing	stock	or	works	to	the	public	realm.	On	that	basis,	a	
commuted	payment	of	£1,000	for	each	private	dwelling	would	be	levied,	where	the	option	
is taken of an off-site contribution in lieu of on-site provision.

4.17	 The	precise	location	of	the	affordable	housing	within	the	area	will	be	in	accordance	with	
the	Masterplan	and	set	as	part	of	detailed	planning	permissions,	and	will	strike	a	balance	
between	dispersal	to	avoid	over-concentration	and	reasonable	block	size	to	ensure	effective	

Planning Obligations Strategy
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management.	The	broad	location	is	set	via	the	Phasing	Strategy.	On	large	sites,	the	phasing	
of	affordable	housing	will	be	agreed	(in	accordance	with	the	Phasing	Strategy).

The Marina and Waterspace areas

4.18	 The	most	 significant	area	of	potential	new	strategic	 infrastructure	not	covered	under	 the	
‘pooled	contributions’	strategy	relates	to	the	waterspace	strategy.	The	Masterplan	locates	
a	proposed	Marina	on	the	former	Twyfords	site,	and	establishes	it	as	an	important	feature	
within	the	overall	development	 in	terms	of	 its	potential	 to	provide	a	key	destination	point	
and	sense	of	place	within	the	development.	It	will	also	provide	a	leisure	facility	that	will	be	
of	benefit	to	the	wider	community,	with	public	access	for	leisure/casual	boating	likely	to	be	
a	key	part	of	its	usage.	Although	in	the	long	term	the	facility	should	provide	a	self-sustaining	
operation	in	terms	of	annual	running	costs,	it	will	be	expensive	to	provide	at	the	outset,	and	
is a substantial development cost. 

4.19	 As	owners	of	the	former	Twyfords	site,	SEEDA	wish	to	bring	a	Marina	forward	as	part	of	the	
development,	but	recognise	that	a	Marina	is	not	a	communal	piece	of	infrastructure	that	
justifies	funding	from	other	development	areas,	since	it	has	only	an	indirect	rather	than	direct	
relevance	to	the	development	of	those	other	sites.	As	such,	the	Marina	is	not	included	as	
part	of	the	communal	infrastructure	covered	in	this	Strategy,	and	its	provision	is	dependent	
on	 SEEDA	achieving	 a	 viable	 scheme	as	 landowner	 of	 the	 site.	 Since	 a	Marina	 (i.e.	 the	
waterbody	 itself,	 not	 the	 surrounding	development)	will	 offer	a	wider	community	benefit	
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however,	 it	 is	excluded	from	the	list	of	non-residential	developments	expected	to	make	a	
contribution	towards	other	communal	infrastructure.

Methodology for calculating communal infrastructure payments

4.20	 	 In	 all	 cases	 of	 communal	 infrastructure,	 the	method	 by	 which	 the	 Strategy	 will	 ensure	
delivery	is	either	by	the	collection	of	commuted	payments	via	S106	agreements	from	the	
various	development	sites	as	they	come	forward,	or	direct	provision	by	developers.

4.21	 	 Collecting	contributions	over	potentially	many	years	will	not	of	course	assist	in	the	upfront	
delivery	of	infrastructure.	SEEDA	is	taking	an	active	role	in	promoting	the	regeneration	of	
the	area,	and	 is	 itself	a	 landowner	within	 the	development	area.	 SEEDA	will	be	able	 to	
forward	fund	some	aspects	of	infrastructure	provision	to	assist	the	development	at	the	early	
stages,	 via	 the	early	disposal	 of	 land	at	 the	 Twyfords	 site,	and	 the	 re-investment	of	 the	
capital	receipts	into	the	project.	

4.22	 	 Although	SEEDAs	involvement	in	this	way	will	assist	the	development,	there	are	two	essential	
points to note:

(1) The fact that a piece of infrastructure may already be in place by the time a development 
is	asked	to	contribute	to	 it	 is	not	a	reason	for	avoiding	a	contribution,	and	advice	 in	
Circular	5/2005	confirms	this	approach;	and

(2)	 The	Government	expects	any	surplus	funds	generated	by	the	scheme	to	be	returned	
to	off-set	the	funding	offered	for	the	Rushenden	Relief	Road.	Although	the	calculations	
underpinning	this	strategy	do	not	make	specific	provision	for	full	repayment,	any	future	
development	 above	 and	 beyond	 the	 level	 assumed	 in	 this	 Masterplan	 would	 be	
expected	to	contribute	to	repaying	the	shortfall.		

4.23	 Although	 broad	 costing	 exercises	 have	 been	 undertaken	 in	 respect	 of	 all	 communal	
infrastructure	 items	 (see	below),	 it	 is	 not	 intended	 that	 contributions	will	 be	 ring-fenced	
towards	specific	pieces	of	infrastructure.	Rather,	it	is	intended	that	funds	should	be	collected	
into	a	single	account	managed	by	SBC,	who	will	in	then	make	funds	available	from	that	
account for use of their partners in the delivery of social and physical infrastructure.

  
4.24 This approach has been preferred because:

(1)	 It	will	make	 the	completion	of	 S106	agreements	 and	collection	of	 commuted	 sums	
simpler;

(2)	 It	will	ensure	that	funds	can	be	put	towards	new	facilities	more	quickly,	rather	than	having	
to	wait	for	sufficient	sums	to	accumulate	against	a	multitude	of	separate	objectives;

Planning Obligations Strategy
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(3)	 This	development	will	progress	over	a	number	of	years,	and	it	is	possible	that	infrastructure	

needs	may	evolve	and	change	over	time.

Establishing the Contribution Levels

4.25	 The	 starting	 point	 for	 establishing	 the	 contribution	 level	 has	 been	 the	 calculation	 of	 the	
approximate cost of infrastructure likely to be required to support the development. 
Appendix	3	 identifies	the	categories	of	 items	to	be	dealt	with	(assuming	second	quarter	
2007 prices) by pooled contributions and an indicative list of likely items. It sets out the 
anticipated	cost	of	that	infrastructure,	with	a	brief	description	as	to	how	that	cost	has	been	
identified.	

4.26	 In	many	cases,	the	costs	of	the	infrastructure	have	been	calculated	by	the	individual	service	
providers	 themselves,	who	have	provided	evidence	on	 the	need	 for	 such	 infrastructure	
and	the	likely	costs	of	providing	appropriate	facilities	directly	to	Swale	Borough	Council	and	
SEEDA.	For	utility	services,	consultations	have	taken	place	between	SEEDA’s	consultants	and	
the	service	providers	 in	order	to	 identify	appropriate	requirements	for	upgrading	existing	
services,	and	schemes	have	been	developed	and	costed	on	this	basis.	For	 landscaping	
and	 recreation	 proposals,	 costs	 have	 been	 calculated	 on	 the	 basis	 of	 an	 estimate	 of	
generic	landscape	costs.

4.27	 It	 should	 be	 noted	 that	 the	 broad	 infrastructure	 costs	 should	 not	 be	 taken	as	 ‘budgets’	
or	commitments	 to	expenditure	 for	 the	 individual	 items.	The	whole	point	of	 the	Strategy	
approach,	as	opposed	to	the	rigid	S106	agreement,	is	that	it	allows	for	the	detail	of	individual	
projects	 to	be	 refined	and	to	evolve	as	 the	development	progresses,	 in	 line	with	actual	
need.	Some	items	may	turn	out	to	cost	less	than	currently	envisaged,	and	some	may	be	
more,	and	therefore	it	is	the	headline	figure	for	infrastructure	costs	that	is	significant,	not	the	
estimates	against	individual	items.

4.28	 On	 the	 basis	 of	 the	 above,	 it	 is	 possible	 to	 estimate	 the	 overall	 cost	 of	 the	 communal	
infrastructure	 required	 to	 deliver	 the	 development	 as	 being	 around	 £37-38	million.	 The	
estimate	 reflects	 the	uncertainties	 that	 inevitably	exist	at	 this	 stage	both	 in	 terms	of	 the	
exact	nature	of	the	infrastructure	to	be	provided,	and	its	accurate	costing.	

4.29	 The	Masterplan	sets	out	the	overall	levels	of	development	that	are	subject	to	firm	development	
proposals	in	the	future.	It	provides	for	around	2,000	dwellings	on	the	land	west	of	Rushenden	
Road	and	within	the	adjoining	urban	areas,	and	for	around	180,000	sq	m	of	commercial	
floorspace	 (including	business	 use,	 hotel,	 restaurant,	 leisure	 use	 etc)	 at	Neatscourt	 and	
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north of the A249.

4.30	 There	are	at	present	no	significant	development	proposals	for	Cullet	Drive,	nor	for	that	part	
of	Neatscourt	(Zone	B2)	that	is	proposed	for	retention	by	the	Port	for	car	storage.

Residential Contributions

4.31	 The	table	at	Appendix	3	shows	that	on	the	basis	of	a	scheme	of	around	2000	residential	units,	
and	with	an	estimated	cost	for	all	communal	social	and	physical	infrastructure	to	serve	the	
residential	areas	is	around	£24.5	million,	the	total	cost	per	residential	unit	required	to	fund	
the	development	is	£12,320.

4.32	 It	is	recognised	however	that	the	viability	of	the	scheme	has	yet	to	be	proven,	and	certainly	in	
the	early	years	of	the	development,	when	values	would	still	be	low,	a	requirement	of	£12,320	
per	unit	may	act	as	a	significant	disincentive	to	development	occurring.	This	strategy	seeks	
to	match	the	dual	objectives	of	ensuring	a	viable	scheme	with	the	need	to	make	fair	and	
reasonable	payment	for	infrastructure	in	two	ways:

(1)	 A	 sliding	 scale	 of	 payment	 for	 residential	 development	will	 apply,	 to	 acknowledge	
the fact that sales values are likely to increase over the lifetime of the development 
(notionally	+30%),	as	follows:

(a)	 First	500	units	to	pay	85%	of	the	average	per	unit	price	i.e.	£10,472

(b) 501st to 1500th	unit	to	pay	average	per	unit	price	i.e.	£12,320

(c)	 Last	500	(plus	any	additional)	units	to	pay	115%	of	the	average	per	unit	cost	i.e.	
£14,168.	

(2)	 Staging	of	payments	as	part	of	individual	development	schemes.	As	part	of	individual	
S106	agreements,	 it	 is	anticipated	that	 two	triggers	 for	payments	would	normally	be	
used,	 the	first	on	the	completion	of	 the	first	 third	of	 the	scheme,	and	the	second	on	
completion	of	the	second	third	of	the	scheme.	The	detailed	provisions	will	be	established	
in	the	specific	S106	agreements	in	relation	to	each	development	proposal.

 
4.33	 As	previously	indicated,	the	figures	set	out	in	the	table	are	broad	estimates	only,	and	the	true	

cost	of	infrastructure	may	go	up	or	down.	The	periodic	review	of	this	strategy	will	provide	
a	mechanism	 for	adjusting	 the	cost	of	commuted	 sums	 to	 reflect	updated	 information.	
and	if	necessary	the	commuted	sums	will	be	increased	if	infrastructure	costs	increase.		As	
explained	at	paragraph	4.3,	if	commuted	sums	exceed	the	cost	of	infrastructure,	any	surplus	
can	be	used	 to	 recoup	part	of	 the	upfont	public	expenditure	made	available	 through	
SEEDA,	but	this	would	only	occur	after	all	necessary	infrastructure	has	been	accounted	for.

Planning Obligations Strategy
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4.34 If residential development exceeds 2000 units (for example via additional development in 

the	Cullet	Drive	area	in	the	future),	then	any	additional	contributions	will	be	put	towards	
the	repayment	of	funds	for	the	Rushenden	Relief	Road,	and	of	course	to	any	additional	
facilities	required	to	support	that	 increased	level	of	development,	 including	for	example	
an	additional	pedestrian	crossing	of	the	railway	north	of	Istil	as	suggested	in	the	Masterplan	
as	a	long	term	aspiration.	Additional	future	development	will	therefore	not	benefit	unfairly	
from the infrastructure provision bourn by the current Masterplan proposals. Any future 
residential	development	above	2000	units	will	be	at	the	standard	unit	rate.

Non-Residential contributions

4.35	 The	most	significant	contributions	(in	terms	of	cost)	for	the	commercial	area	of	Neatscourt	
is	the	delivery	of	the	first	stage	of	the	Rushenden	Link	Road	and	the	provision	of	requisite	
utilities	 to	serve	the	site.	These	substantial	works	are	to	be	undertaken	as	part	of	 the	first	
phase of development (anticipated on site B1). 

4.36	 Proposals	are	currently	being	brought	forward	for	the	first	phase	of	development,	and	which	
will	provide	for	the	requisite	infrastructure	set	out	in	Appendix	3	directly.	It	is	not	intended	
to	require	additional	S106	contributions	from	this	part	of	the	development,	since	it	can	be	
seen	to	be	contributing	a	significant	proportion	of	the	Neatscourt	communal	infrastructure	
via	 the	 ‘direct	 method’,	 rather	 than	 by	 contribution.	 Other	 communal	 infrastructure	 is	
required,	however,	including	contributions	towards	improved	bus	links,	the	provision	of	off-
site	ecological	compensation,	and	the	provision	of	appropriate	public	realm	landscaping,	
open space and public art.

4.37	 The	estimated	cost	for	providing	these	other	 items	of	communal	 infrastructure	have	been	
split	between	the	other	commercial	zones	at	Neatscourt	where	appropriate	on	an	equal	
basis.	The	cost	of	providing	the	requisite	infrastructure	for	that	zone,	taking	into	account	the	
estimated	quantum	of	development,	is	£9	per	sq	m.	If	the	actual	level	of	built	development	
in	 these	areas	 varies	when	detailed	planning	applications	 are	prepared,	 then	 the	 rate	
per	sq	m	will	need	to	change	accordingly,	with	the	objective	being	always	to	secure	the	
requisite	level	of	funding	set	out	in	the	‘headline’	figure,	with	the	rate	used	for	guidance,	
rather than achieve the rate per se i.e. if the level of built development is less than assumed 
in	the	table,	then	the	contribution	would	need	to	increase	to	reach	the	required	funding	
level.
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4.38	 In	order	to	ensure	equality,	any	further	development	in	Neatscourt	or	indeed	elsewhere	in	
the	Defined	Area	 (e.g.	on	 Zone	B2,	 in	 the	event	 that	development	exceeds	180,000	 sq	
m,	or	new	qualifying	development	west	of	the	railway)	will	also	be	expected	to	make	a	
suitable	contribution.	This	will	be	at	the	rate	of	the	average	contribution	for	commercial	
development	in	Neatscourt	i.e.	£9	per	sq	m.	Such	contributions	would	be	set	against	securing	
the	infrastructure	required	to	support	it	(including	repayment	of	advanced	funding	for	the	
Rushenden Relief Road).

Index Linking - all Contributions

4.39	 The	figures	in	the	table	at	Appendix	3	are	all	at	2nd	Quarter	2007	prices.	The	development	
will	 be	 completed	 over	 a	 number	 of	 years,	 and	 therefore	 it	 is	 important	 that	 the	 S106	
contributions	reflect	the	effect	of	increased	prices.

4.40	 The	index-linking	will	be	undertaken	on	the	basis	of	increases	in	the	All-in	Tender	Price	Index	
(as	published	by	the	Building	Costs	Information	Service	on	behalf	of	the	Royal	Institute	of	
Chartered Surveyors). 

4.41	 The	contribution	payable	will	be	the	contribution	set	out	under	the	relevant	section	above	
together	with	the	difference	between	the	relevant	contribution	and	any	increase	over	the	
relevant	contribution	arrived	at	by	applying	to	the	relevant	contribution	the	percentage	
increase	in	the	All-in	Tender	Price	Index	between	the	quarterly	index	figure	given	in	paragraph	
4.40	above	and	the	quarterly	index	figure	for	the	quarter	immediately	preceding	the	date	
of	the	actual	payment	of	the	contribution	(taking	into	account	the	phasing	of	payments).	
This	formula	will	be	confirmed	in	the	individual	S106	agreements	for	each	detailed	phase	of	
the development in due course.

Direct Provision in Lieu of Contributions

4.42	 The	objective	of	the	strategy	is	first	and	foremostly	to	ensure	that	the	requisite	infrastructure	is	
provided.	The	contributions	strategy	is	the	effective	method	for	sharing	that	cost	between	
different developers/parties on an equitable basis. Where one developer or party is able 
to	provide	one	or	more	elements	of	the	communal	infrastructure	directly,	then	this	would	
normally	be	encouraged.	

4.43	 For	example,	a	single	developer	may	be	able	to	acquire	land	and	deliver	a	primary	school	in	
accordance	with	the	objectives	of	the	Masterplan.	Direct	provision	in	this	way	will	be	making	
a	contribution	towards	the	overall	communal	infrastructure	required	by	the	development.	
The actual level of commuted payments on other items of infrastructure expected of that 
developer	would	then	be	reduced	accordingly	as	part	of	the	detailed	negotiation	of	the	
relevant	planning	permission.

4.44	 This	provides	developers	with	the	option	of	either	direct	provision	where	they	are	able	to	do	
so,	commuted	payments	where	they	are	not,	or	a	combination	of	both.	

4.45	 Direct	provision	 is	also	 likely	 to	 result	 in	 items	of	 social	and	physical	 infrastructure	coming	
forward	sooner	that	the	‘long	stop’	triggers	set	out	in	the	Phasing	Strategy,	since	they	will	
not be dependent upon the accumulation of funds. 

Planning Obligations Strategy
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Plan 5.1  Indicative Phasing
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Indicative Phasing Strategy
Overview

5.1	 The	purpose	of	this	Phasing	Strategy	is	to:	

(a)	 ensure	that	essential	infrastructure	is	provided	in	a	timely	fashion,	and

(b)	 bearing	in	mind	the	scale	of	the	project,	to	ensure	that	the	development	proceeds	in	
an orderly manner to achieve a quality comprehensive development. 

5.2	 In	respect	of	infrastructure	provision,	this	Strategy	sets	out	where	necessary	specific	triggers	
beyond	 which	 development	 should	 not	 be	 allowed	 to	 proceed	 until	 the	 necessary	
infrastructure	is	in	place.	This	will	be	enforced	by	means	of	appropriate	planning	conditions	
on	individual	planning	permissions.	It	should	be	noted	that	these	triggers	represent	a	‘long	
stop’	cut	off	to	prevent	development	proceeding	without	necessary	infrastructure.	In	many	
cases,	 it	may	 be	 possible	 to	 provide	 the	 specified	 infrastructure	 earlier,	 particular	where	
developers provide this directly rather than via a communal payment. 

5.3	 It	is	essential	that	the	development	should	not	proceed	beyond	these	triggers	without	the	
necessary	 infrastructure	 being	 in	 place,	 and	 potential	 developers	 shoudl	 take	 note	 that	
these	triggers	will	be	rigorously	enforced.

5.4	 Plan	 5.1	 shows	 the	broad	development	areas	 used	 for	 the	purpose	of	 this	 Phasing	 Plan,	
‘nested’	within	the	main	development	‘zones’	previously	identified.

5.5	 Please	note	that	this	Phasing	strategy	 is	concerned	only	with	the	timing	of	the	delivery	of	
the key pieces of communal infrastructure required to support development. As part of the 
consideration	of	 individual	 planning	applications,	 detailed	consideration	will	 still	 need	 to	
be	given	to	any	site-specific	phasing	and	infrastructure	requirements,	which	would	be	the	
subject	of	appropriate	conditions	in	the	normal	way.	

Zone A – Phasing and Triggers

5.6	 The	communal	infrastructure	upon	which	substantive	development	in	Zone	A	rests	is	primarily	
the	need	for	enhanced	foul	drainage	and	water	supplies.	This	is	due	to	be	provided	as	part	
of	the	first	phase	of	development	within	Zone	B	and	the	construction	of	the	Rushenden	Relief	
Road	(which	carries	foul	drainage	over	the	railway	to	the	STW	beyond).	

5.7	 The	strategic	phasing	provisions	for	Zone	A	are	therefore:

 No occupation to occur in Zone A until after the provision of appropriate strategic foul 
drainage infrastructure is in place i.e. after the completion of services to the STW west of the 
railway line via the Rushenden Link Road, or such other suitable alternative provision. 
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Zone B – Phasing and Triggers

5.7	 A	planning	application	has	already	been	made	for	Zone	B1,	with	the	intention	that	this	phase	
of	 the	development	will	 provide	 the	 initial	 utilities	 and	highway	 infrastructure	 required	 to	
commence	development	and,	with	the	provision	of	the	Rushenden	Relief	Road,	start	to	put	
in place the infrastructure required to serve other parts of the development area.

5.8	 Zone	B	utilises	land	adjacent	to	area	of	international	ecological	value,	and	this	will	require	
appropriate	mitigation	works	 to	 be	 provided	 prior	 to	 development,	 likely	 to	 include	 off-
site	 enhancement	 and	 habitat	 replacement	 works,	 on-site	 screening	 works,	 and	 on-site	
construction	and	management	practices.

5.9	 Development	 in	Zone	B	will	also	be	dependent	upon	the	provision	of	 the	1st	 stage	of	 the	
Rushenden Relief Road (from the A249) to provide access to the site. 

5.10	 Development	 will	 also	 require	 the	 provision	 of	 a	 range	 of	 new	 utilities	 and	 services	
infrastructure,	including	the	upgrading	of	off-site	water	mains	which	will	in	due	course	serve	
future	phases	of	development	both	east	and	west	of	the	railway.	A	new	strategic	surface	
water	network	is	also	required	to	serve	development.	The	details	of	these	matters,	and	other	
on-site	infrastructure,	will	be	covered	through	appropriate	conditions	on	individual	planning	
applications.

5.11	 The	strategic	phasing	provisions	for	Zone	B	are	therefore:

1. No development in Zone B until the details of ecological mitigation measures required 
are agreed and where necessary implemented, to ensure no adverse impact on the 
integrity of the adjoining protected sites;

2. No occupation in Zone B in advance of completion of the Rushenden Relief Road 
between the A249 and Rushenden Road.

5.12	 There	are	no	specific	phasing	requirements	in	terms	of	the	order	in	which	subsequent	phases	
of	development	may	come	 forward	within	 Zone	 B.	 Each	 subsequent	phase	will	 need	 to	
demonstrate	how	it	can	be	served	satisfactorily	from	new	and	upgraded	infrastructure,	and	
demonstrate	appropriate	ecological	mitigation.	
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Zone C - Phasing and Triggers

5.13	 The	 introduction	of	a	significant	number	of	 residential	units	 in	Zone	C	will	 require	a	broad	
range	of	social	and	physical	infrastructure	to	support	the	new	community.	The	table	below	
sets	out	a	broad	estimate	for	the	timescale	for	delivery	of	Zone	C,	and	sets	out	the	relevant	
triggers	for	the	provision	of	strategic	infrastructure	linked	to	residential	occupations.

Year
Residential Units 1 Trigger 

(Occ) 2 Infrastructure Requirement
Market Affordable Cumulative

09/10 0 0 0 0 Site for CHP station acquired by SEEDA

10/11 50 0 50

11/12 75 0 125

12/13 95 25 245 250 Temporary community centre to be 
available;	Site	for	primary	school	to	be	
acquired;	

13/14 100 25 370 300 Minimum	15%	on-site	affordable	housing	(45	
units	in	total);

14/15 100 30 500 500 Opening	of	Relief	Road	Stage	2	with	at	least	
temporary	Stage	3	link;	traffic	calming	to	
Queenborough	High	Street;	Permanent	utility	
upgrades	as	part	of	Relief	Road	works.		CHP	
supply to be operational.

15/16 120 40 660 650 Opening	Of	Relief	Road	Stage	3;	1FE	school	
(or	suitable	alternative	provision)	open;

16/17 130 40 830 700 Minimum 20% on-site affordable units (140 in 
total)

17/18 130 40 1000 1000 Rushenden	Road	traffic	calming	and	
environmental improvements to be 
implemented;	Site	for	multi-purpose	sports	
centre to be acquired

18/19 120 50 1180 1200 2FE School (or suitable alternative provision) 
to be open

19/20 120 50 1350 1250 New/Replacement	library	provided;	
Neighbourhood	centre	to	be	laid	out	and	
available;	Permanent	provision	of	on-site	
community	building;

20/21 110 50 1520 1500 Multi-purpose sports centre to be open

21/22 110 50 1680

22/23 110 50 1840

23/24 110 50 2000 2000 Minimum 25% on-site affordable units (500 in 
total)

Total 1500 500

Notes:
1	–	 The	annual	estimates	are	 indicative	only,	and	are	 included	 to	give	a	broad	 indication	of	 the	 timescale	and	average	

annual	rate	by	which	the	development	may	proceed.	Actual	numbers	provided	in	any	given	year	would	vary	from	the	
figures	given.

2	 –	 The	 trigger	 represents	 the	 limit	 on	 the	 number	 of	 occupations	 that	 would	 be	 permitted	 in	 advance	 of	 the	 relevant	
infrastructure	being	provided,	and	would	be	enforceable	by	their	use	as	conditions	on	individual	planning	applications.

Indicative Phasing Strategy
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5.14	 Subject	to	the	provision	of	the	requisite	infrastructure	in	accordance	with	the	above,	it	is	not	
proposed	to	apply	specific	phasing	limitations	between	the	three	areas	in	Zone	C,	and	it	will	
be	for	the	housing	market	to	determine	the	rate	of	supply	on	any	one	site.

5.15	 General	phasing	for	open	space,	affordable	housing,	and	other	specific	infrastructure	arising	
from	within	the	3	zones	are	set	out	in	the	table	below:

Zone Trigger 
(occupations) Infrastructure Requirement

C1 150 15%	on-site	affordable	housing

C1 250
Pedestrian	bridge	between	Rushenden	and	Queenborough	
installed and available for use

C1 300
On-site	strategic	open	space	provision	and	enhancements	to	
Creek

C1 350 20%	on-site	affordable	housing

C1 450
25%	on-site	affordable	housing	+	5%	off-site	contribution	(or	30%	on-
site)

C2 150 15%	on-site	affordable	housing

C2 300
On-site	strategic	open	space	and	(subject	to	landowner	consent)	
enhancements to Beach area

C2 350 20%	on-site	affordable	housing

C2 450 Opening	of	Marina/waterspace	area

C2 450
25%	on-site	affordable	housing	+	5%	off-site	contribution	(or	30%	on-
site)

C3 150 15%	on-site	affordable	housing

C3 300 Neighbourhood	centre	to	be	laid	out	and	available	for	use

C3 350 20%	on-site	affordable	housing

C3 450
25%	on-site	affordable	housing	+	5%	off-site	contribution	(or	30%	on-
site)

Zone D – Phasing and Triggers

5.16	 No	phasing	restriction	is	proposed	for	development	that	relates	to	commercial	development	
within	Zone	D.	As	previously	stated,	it	is	not	the	intention	of	this	Masterplan	to	inhibit	investment	
and	development	associated	with	existing	industry	and	commercial	uses,	nor	 is	there	any	
reason to prevent redevelopment for uses that meet the Local Plan allocation for the area. 

Zone E – Phasing and Triggers

5.17	 No	phasing	restriction	is	proposed	for	the	development	of	sites	within	the	existing	urban	areas	
that	fall	within	Zone	E

Project Delivery: Indicative Phasing Strategy
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Overview

6.1	 It	 will	 be	 important	 for	 the	 continuing	 success	 of	 the	 project	 to	 ensure	 that	 appropriate	
arrangements	are	made	for	the	on-going	upkeep	and	management	of	the	development	
and the infrastructure required to serve it. 

6.2	 Broadly	 speaking,	 responsibility	 for	 future	management	 is	 likely	 to	 combine	a	 number	 of	
organisations,	including:

•	 Kent	County	Council	–	for	example,	in	respect	of	the	maintenance	of	adopted	highways	
and	 associated	 verges,	 and	 in	 relation	 to	 any	 land	 acquired	 and	 developed	 for	
education	or	 other	 community	purposes	 for	which	 the	County	Council	 is	 responsible.	
Land	 transferred	 to	 the	County	Council	 for	community	use	would	be	at	nominal	 (£1)	
rates.	Highways	would	be	subject	to	normal	adoption	procedures;

•	 Swale	Borough	Council	–	potentially	in	relation	to	any	areas	of	public	open	space	suitable	
for	public	adoption.	Any	land	transferred	for	adoption	to	SBC	would	be	at	nominal	(£1)	
rates,	 and	 would	 need	 to	 be	 accompanied	 by	 an	 appropriate	 commuted	 sum	 for	
maintenance;

•	 Amicus	Horizon	–	in	respect	of	their	landholdings	within	the	Rushenden	area;

•	 Statutory/Utility	 Undertakers	 –	 responsibility	 for	 the	upkeep	of	 service	 infrastructure	will	
pass	to	the	relevant	providers,	including	in	relation	to	CHP	infrastructure.

•	 Private	 Management	 Companies	 –	 in	 relation	 to	 non-publicly	 adopted	 parts	 of	 the	
development	that	fall	outside	the	demise	of	individual	occupiers.	It	is	envisaged	at	this	stage	
that	there	would	be	likely	to	be	a	single	management	company	representing	Neatscourt	
(Zones	A	and	B),	a	management	company	for	the	marina/waterspace	area	in	Zone	C2,	
and	one	or	more	management	companies	 for	 the	 residential	and	mixed-use	areas	 in	
Zone	C.	The	detailed	arrangements	for	these	companies	will	need	to	be	established	at	
the	time	of	individual	planning	applications,	and	will	need	to	include	details	of	any	on-
going	maintenance	required	in	connection	with	that	part	of	the	development;

•	 Individual	 occupiers	 –	 in	 respect	 of	 those	 business,	 residential,	 retail,	 community	 and	
other	premises	and	 land	 transferred	 to	 individual	private	occupiers.	Although	upkeep	
of	private	 land	will	be	the	responsibility	of	the	 individual	owners,	appropriate	planning	
conditions	or	covenents	on	the	transfer	of	land	will	enable	restrictions	on	use	to	apply	in	
perpetuity,	where	necessary.

Project Delivery
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6.3	 At	this	stage	it	 is	not	possible	to	be	prescriptive	as	to	which	areas	of	land	will	fall	to	which	
bodies,	nor	indeed	is	it	intended	to	preclude	other	organisations	from	having	an	active	role	
in	future	management,	should	that	be	beneficial	in	individual	circumstances.

6.4	 The	 mechanism	 for	 ensuring	 that	 development	 does	 not	 proceed	 without	 proper	
consideration	and	without	proper	arrangements	for	on-going	management	will	be	the	use	
of	appropriate	conditions	on	any	grant	of	planning	permission.	Such	conditions	will	require	
details	of	future	management	to	be	submitted,	approved	and	thereafter	implemented	prior	
to any development on the land concerned.

Management Strategy
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Schedule of types of development excluded from the requirement for strategic infrastructure 
contributions

•	 Householder	development	(i.e.	extension	of	existing	homes	and	other	improvements	to	existing	
properties	etc);

•	 Housing	development	where	there	is	no	net	increase	in	the	number	of	units	provided	on	the	
same	site;

•	 Business	development	where	there	is	no	net	increase	in	the	amount	of	floorspace	provided	
on	the	same	site;

•	 Business	development	 related	 to	and	 required	 for	 the	purposes	of	an	existing	business	use	
within	the	defined	area	(an	existing	business	being	one	that	operated	from	within	the	area	
prior	to	the	adoption	of	this	SPD);

•	 Community	uses	falling	within	Class	D1	of	the	Town	and	Country	Planning	(Use	Classes	Order)	
and	where	these	are	available	principally	to	the	public	and	community	(excluding	crèche,	
day	nursery	facilities	or	day	centre	facilities);

•	 Education	uses	falling	within	Class	D1	of	the	Town	and	Country	Planning	(Use	Classes	Order)	
and	where	these	are	available	principally	to	the	public	and	community;

•	 Medical	and	health	services	falling	within	Class	D1	of	the	Town	and	Country	Planning	(Use	
Classes	Order),	and	where	these	are	available	principally	to	the	public	and	community;

•	 Assembly	and	Leisure	uses	 falling	Class	D2	of	 the	Town	and	Country	Planning	 (Use	Classes	
Order)	and	where	these	are	available	principally	 to	the	public	and	community	(excluding	
gyms	and	fitness	related	uses).

•	 The	proposed	Marina	on	the	former	Twyfords	site	(i.e.	the	waterbody	and	associated	leisure	
uses,	not	any	adjoining	residential	development).

 

Appendix 2
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Project Delivery

Infrastructure Item Indicative 
Cost

North of Neatscourt  Retained Neatscourt Neatscourt West of Cullet Drive Existing Residential
the A249 West Port Land North South-East Rushdn Rd Estate Urban area Zones C&E
Zone A Zone B1 Zone B2 Zone B3 Zone B4 Zone C Zone D Zone E Ave Cost

KCC Education and Social Infrastructure

1
Education	(nursery,	primary,	secondary	
and adult) (incl land)

£11,537,976 Yes Yes Yes £11,537,976

2 Youth,	Community	and	Libraries £1,395,585 Yes Yes Yes £1,395,585

3 Social Services £2,705,520 Yes Yes Yes £2,705,520

Affordable Housing

4 Off-site	Affordable	Housing	Contribution £1,500,000 Yes Yes Yes £1,500,000

Open Space/Landscaping

5 Neatscourt Open Space On-site B3 N/A

6
Rushenden Street Works and other 
environmental enhancement

£500,000 £500,000

7 Queenborough	Creek On-Site C1 N/A

8
Marina/open	space	within	Rushenden	
development

On Site 
C2&C3

N/A

9 Formal Sports Facilities (incl land) £1,400,000 Yes Yes Yes £1,400,000

Emergency Services

10 Emergency	Services £1,000,000 £66,667 £66,667 £66,667 Yes Yes Yes £800,000

Public Transport

11 Bus contribution (Residential) £550,000 Yes Yes Yes £550,000

12 Green Travel Plan On-Site On-site On-site On-Site On-site On-site

Health

13 Primary Care Unit £1,000,000 Yes Yes Yes £1,000,000

Transport Infrastructure 

14
Queenborough/Neatscourt	Pedestrian	
Links

£150,000 £37,500 £37,500 Yes Yes Yes £75,000

15 Bridge	links	to	Queenborough On-Site On-Site C1 N/A

16 Footways	cycleways	on	-site On-Site On-Site On-site On-Site N/A

17 Main	Road	Traffic	Calming £355,000 Yes Yes Yes £355,000

18
Rushenden	Relief	Road	Stage	1
(incl land)

£2,800,000 £2,800,000 N/A

19
Rushenden	Relief	Road	Stage	2
(incl land)

£8,800,000 BY SEEDA N/A

20
Rushenden	Relief	Road	Stage	3	
(incl land)

£2,000,000 Yes Yes Yes £2,000,000

Table 1 - Indicative infrastructure requirements and costs
Assuming second quarter 2007 prices
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Infrastructure Item Indicative 
Cost

North of Neatscourt  Retained Neatscourt Neatscourt West of Cullet Drive Existing Residential
the A249 West Port Land North South-East Rushdn Rd Estate Urban area Zones C&E
Zone A Zone B1 Zone B2 Zone B3 Zone B4 Zone C Zone D Zone E Ave Cost

Utilities

21 Surface	water	drainage On-Site On-Site On-Site On-Site On-Site On-Site On-Site On-Site On-Site N/A

22 Off-site	water	mains	upgrade £1,100,000 £91,667 £275,000 £91,667 £91,667 Yes Yes Yes £550,000

23 Neatscourt	strategic	foul	drainage	works £250,000 £41,667 £125,000 £41,667 £41,667 N/A

24 Off-site	foul	drainage	works £275,000 £27,500 £27,500 Yes Yes Yes £220,000

Environmental Mitigation

25 On-site bunds On-Site On-Site On-Site N/A

26 Off-site	compensation	land	and	works £150,000 £75,000 Yes £37,500 £37,500 N/A

Art

27 Strategic	art	(Rushenden	Road	area) £50,000 Yes Yes Yes £50,000

28 Strategic	art	(Neatscourt	Area) £50,000 £16,667 Yes £16,667 £16,667 N/A

29 Total Cost (all contributions) £37,569,081

30 Zones	C	and	E	(Residential) £24,639,081

31 Unit Cost (on 2000 units) £12,320

32 Zone	A	Contribution £216,667

33 Zone	A	Sq	M	Cost	(35,000	sq	m) £6

34 Zone	B1	Contribution £3,275,000

35 Zone	B1	Sq	M	Cost	(85,000	sq	m) £39

36 Zone	B3	Contribution £319,167

37 Zone	B3	Sq	M	Cost	(30,000	sq	m) £11

38 Zone	B4	Contribution £319,167

39 Zone	B4	Sq	M	Cost	(30,000	sq	m) £11

40 Zone	B2	Contribution See Notes

41 Zone	D	Contribution See Notes

Appendix 3: Table 1
Table 1 continued
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Project Delivery

KCC Education and Social Infrastructure

1 Education	(nursery,	primary,	secondary	and	adult)	
(incl land)

Based	on	KCC	2007	Contributions	methodology	for	primary,	secondary,	adult,	nursery,	and	multi-agency	space,	including	a	
£1m	allowance	for	land	purchase.

2 Youth,	Community	and	Libraries Based	on	KCC	2007	Contributions	methodology	for	libraries	and	youth	and	community.	Funding	could	be	put	towards	the	
proposals for refurbishment of the old school site as a combined library and community facility.

3 Social Services Based	on	KCC	2007	Contributions	methodology.		The	contribution	will	be	utilised	to	provide	permanent	or	fliexible	
infrasturcture	and	services	for	the	benefit	of	the	community.

Affordable Housing

4 Off-site	Affordable	Housing	Contribution See	main	text	under	Affordable	Housing	for	further	details

Open Space/Landscaping

5 Neatscourt Open Space As	part	of	the	development	of	Site	B3,	consideration	would	need	to	be	given	to	any	enhancement	required	to	surface	water	
drainage	to	the	Creek,	and	to	any	ecological	enhancement	that	may	be	required.	Proposals	would	need	to	investigate	
pedestrian	and	cycle	linkages	to	Queenborough,	and	associated	landscaping	and	open	space	enhancements	may	be	
required.

6 Rushenden Street Works and other environmental 
enhancement

Estimate	of	costs	for	surfacing,	street	lighting	and	furniture	works	to	‘Rushenden	Street’	(including	‘Rushenden	Square’),	plus	
ancillary	environmental	works	to	beach	and	other	incidental	areas	(undefined	scope	of	works).	

7 Queenborough	Creek Forms part of Site C1 development

8 Marina/open	space	within	Rushenden	development Open	space	to	form	part	of	Sites	C1,	C2	and	C3	developments.	Marina/waterspace	intended	to	be	provided	as	part	of	Site	
C2.

9 Formal Sports Facilities (incl land) Estimated	build	cost	for	700	sq	m	sports	hall	plus	astroturf	pitch,	and	including	land	cost,	as	identified	through	community	and	
skills	group.	Anticipated	to	be	provided	in	the	same	location	as	the	Primary	school,	with	some	potential	for	shared	use.

Emergency Services

10 Emergency	Services Based	on	estimated	build	cost	for	additional	accommodation	identified	by	Police	(15	staff	in	225	m2	of	space).	Split	80/20	
Rushenden	Neatscourt	on	the	assumption	of	around	4000	plus	residents	at	Rushenden	and	around	1,000	employees	at	
Neatscourt.	Fire	and	ambulance	assumed	to	have	similar	additional	accommodation	requirements,	subject	to	confirmation.

Public Transport

11 Bus contribution (Residential) Original	estimate	of	£500,000	in	2005	to	pump	prime	new	bus	service	over	5	years,	with	inflation	increase.

12 Green Travel Plan Requirement for travel plan in commercial schemes 

Health

13 Primary Care Unit Based	on	requirements	identified	by	PCT	-	these	exclude	land	costs,	but	equally	exclude	potential	commercial	contribution	
towards	running	of	a	local	health	facility.

Transport Infrastructure 

14 Queenborough/Neatscourt	Pedestrian	Links Relates	to	anticipated	cost	of	footpath/cycle	links	between	new	Link	Road/Neatscourt	and	Queenborough

15 Bridge	links	to	Queenborough Development	of	Site	C1	will	provide	additional	linkages	as	part	of	the	detailed	design	scheme.

16 Footways	cycleways	on	-site To be provided and laid out as part of development parcels

17 Main	Road	Traffic	Calming Relates	to	traffic	calming	work	in	Queenborough	High	Street	(costed	as	part	of	previous	bid	for	CIF	funding,	with	inflation	
adjustment)

18 Rushenden	Relief	Road	Stage	1	(incl	land) Acquired	by	SEEDA	as	part	of	contract	with	Crown	Estates	-	value	of	works	is	cost	of	construction	plus	50%	of	Crown/Port	land	
acquisition	east	of	the	railway

19 Rushenden	Relief	Road	Stage	2	(incl	land) Delivered	by	SEEDA	-	value	of	works	is	construction	cost	plus	50%	of	Crown/Port	land	acquisition	east	of	railway	+	100%	west	of	
railway.

20 Rushenden	Relief	Road	Stage	3	(incl	land) Highways	works	relate	to	provision	from	Cullet	Drive	westwards.	SEEDA	assisting	to	deliver	land	required.
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Utilities

21 Surface	water	drainage It	is	expected	that	each	part	of	the	site	will	provide	its	own	surface	water	attenuation	facilities.

22 Off-site	water	mains	upgrade Off-site	water	main	required	for	both	Neatscourt	and	Rushenden	developments.	Water	usage	per	person	likely	to	be	higher	
for	residential,	but	also	some	potential	business	use	of	water	as	well.	Cost	of	provision	split	50/50	between	business	and	
residential users. Cost estimate by Southern Water.

23 Neatscourt	strategic	foul	drainage	works To be provided as part of the Neatscourt Phase 1 development.

24 Off-site	foul	drainage	works Relates	to	upgrade	to	pumping	equipment	at	existing	Rushenden	SW	station	and	related	connections	and	maintenance	
to	existing	system.	Costs	split	80/20	Rushenden	to	Neatscourt	based	on	likely	person	split	between	the	residential	and	
employment uses.

Environmental Mitigation

25 On-site bunds To	be	provided	as	part	of	the	Neatscourt	development	for	land	east	of	the	railway.	Other	mitigation	may	be	required	on	a	site	
by site basis.

26 Off-site	compensation	land	and	works To be provided for as part of the Neatscourt development.

Art

27 Strategic	art	(Rushenden	Road	area) Figure	based	on	1%	of	costs	of	landscape/environmental	works	(£550,000	from	item	6).

28 Strategic	art	(Neatscourt	Area) Figure	equivalent	to	Rushenden	contribution	(from	item	27	above).

Summaries

29 Total Cost (all contributions) This	represents	the	entire	estimated	infrastructure	cost	of	the	development,	including	both	private	sector	and	SEEDA’s	
contributions,	and	including	both	the	Rushenden	and	Neatscourt	elements.	It	is	of	course	a	broad	estimate	only.

30 Zones	C	and	E	(Residential) This	represents	the	infrastructure	costs	associated	with	the	primarily	residential	development	in	and	around	Rushenden,	
including	development	in	the	existing	urban	areas.	It	is	expected	to	be	delievered	by	the	private	sector.

31 Unit Cost (on 2000 units) This	is	the	equivalent	cost	per	residential	unit,	based	on	an	overall	estimate	of	around	2,000	residential	units.

32 Zone	A	Contribution This	is	the	contribution	to	communal	infrastructure	required	from	developments	in	zone	A

33 Zone	A	Sq	M	Cost	(35,000	sq	m) This	is	the	cost	per	sq	m	from	Zone	A,	based	on	an	estimate	of	35,000	sq	m	floorspace	for	that	area.

34 Zone	B1	Contribution Zone	B1	is	providing	communal	infrastructure	via	direct	provision	rather	than	commuted	sum.	This	is	the	approximate	cost	of	
that infrastructure.

35 Zone	B1	Sq	M	Cost	(85,000	sq	m) This	is	the	equivalent	cost	per	metre	for	Zone	B1,	assuming	85,000	sq	m	(the	Neatscourt	Phase	1	application	shows	92,000	sq	m,	
but	all	areas	given	are	maximums)

36 Zone	B3	Contribution This	is	the	contribution	to	communal	infrastructure	required	from	developments	in	zone	A

37 Zone	B3	Sq	M	Cost	(30,000	sq	m) This	is	the	cost	per	sq	m	from	Zone	A,	based	on	an	estimate	of	30,000	sq	m	floorspace	for	that	area.

38 Zone	B4	Contribution This	is	the	contribution	to	communal	infrastructure	required	from	developments	in	zone	A

39 Zone	B4	Sq	M	Cost	(3o,000	sq	m) This	is	the	cost	per	sq	m	from	Zone	A,	based	on	an	estimate	of	30,000	sq	m	floorspace	for	that	area.

40 Zone	B2	Contribution Any	future	development	on	the	retained	Port	land	would	be	expected	to	make	a	contribution	based	on	the	standard	rate	for	
commercial development - see main text at para 4.38

41 Zone	D	Contribution Any	future	development	in	Cullet	Drive	would	be	expected	to	make	a	contribution	based	on	the	standard	rate	-	see	main	
text at para 4.34

Appendix 3: Table 1 - Notes




