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Folkestone Hythe District Council
Development Control
Civic Centre Castle Hill Avenue
Folkestone
Kent
CT20 2QY


Dear Planning Officers,

Our ref:	KT/2019/125452/04-L01
Your ref:	Y19/0257/FH

Date:		28 October 2022


Amended plans EIA - outline application, with all matters reserved, for a comprehensive residential led mixed use development comprising:
• up to 8,500 residential homes including market and affordable homes; age restricted homes, assisted living homes, extra care facilities, care homes, sheltered housing and care villages; 
• demolition of identified existing buildings; 
• a range of community uses including primary and secondary schools, health centres and nursery facilities; 
• retail and related uses; 
• leisure facilities;
• business and commercial uses;
• open space and public realm;
• new planting and landscaping, and ecological enhancement works;
• sustainable urban drainage systems;
• utility and energy facilities and infrastructure;
• waste and waste water infrastructure and management facilities;
• vehicular bridge links; undercroft, surface and multi-storey car parking;
• creation of new vehicular and pedestrian accesses into the site, and creation of a new vehicular, pedestrian and cycle network within the site; improvements to the existing highway and local road network;
• lighting;
• engineering works, infrastructure and associated facilities;
• together with interim works or temporary structures required by the development and other associated works including temporary meanwhile uses   

(Otterpool Park) land bounded by the M20 and Channel Tunnel Railway Link (Ctrl) to the North; the A20/Stone Street and Sandling Park to the East; Harringe Lane to the West, and Aldington Road To The South      

Thank you for consulting us on the above, we have the following comments to make in regards to the amendments submitted on 31st August 2022. 

Flood Risk comments:
We raise no objection to the additional wetlands proposed for the site. From the plans provided, they appear to lie outside of the Flood Zone 3 extent. However, we would expect the flood risk assessment to be updated to demonstrate the following:
 
	Any raised embankments or associated infrastructure will not create loss of floodplain storage or affect flood flows both in present day and appropriate climate change scenarios.

If compensatory flood plain storage is required, this will be based on the operational water levels within the cells and not the bed levels.
	An appropriate management plan should be developed, to the satisfaction of the Local Planning Authority, to ensure the wetlands are suitably maintained throughout their lifetime.

Water Quality comments:
OP5 Appendix 15.2 Otterpool Park Nutrient Neutrality Update: 
6. Implications and Recommendations 
6.1 Implications

Statement in Report: 
“It also recommended to optimise wetland sizes where possible to maximise their nutrient removal efficiency by interlinking smaller storm wetlands (including with SuDS features and existing smaller local watercourses where possible), to collectively provide a larger wetland area while maintaining sufficient base flow.”
 
The applicants preferred option is of direct treatment mitigation via onsite Waste Water Treatment Works (WwTW) and stormwater wetland areas. However, it is currently unclear (as per the above text) how the proposed wetland locations interact with the existing watercourse/s and impact their baseflow and normal flows or what assessments have been undertaken. Further information is required. 

We also want to know if water is to be directly abstracted from the existing watercourses or whether existing watercourses are to be impounded in order to support and maintain the proposed wetland nutrient neutrality schemes. If so, abstraction and impoundment licences will be required from the Environment Agency, in which there is no guarantee they will be granted.
 
Fisheries, Biodiversity and Geomorphology comments: 
A very large number of assumptions have been made in developing the data used in the OTTERPOOL PARK ENVIRONMENTAL STATEMENT Nutrient Budget Analysis Update – July 2022 Update (OP5).
 
Before commenting on the outputs further, we would like to understand what evidence was used to determine the efficacy of the wetlands and how the proposed wetland sites will be managed in perpetuity to ensure that they function as intended. We also seek clarity about the description of the sites in the Biodiversity Net Gain calculations, as we do not consider these constructed managed wetlands to be suitable habitats to be included in them.
 
Groundwater and Contaminated Land comments:
It is understood that wetlands are proposed for the treatment of wastewater from the proposed on-site wastewater treatment works. As previously noted, much of the proposed Otterpool area is underlain by Principal Aquifers, and as such it will need to be demonstrated at the detailed design stage that any wetlands used for this purpose will not negatively impact groundwater quality.
 
Water Resources Comment: 
OTTERPOOL PARK ENVIRONMENTAL STATEMENT Nutrient Budget Analysis Update – July 2022 Update (OP5).

Section 4.2 Stage 1 Additional WwTW Nutrient Loading
Statement in report:
“The preferred Onsite WwTW solution with Severn Trent Connect has an agreed permitting values with NE of 7.2 mg/l for Total Nitrogen (TN) and a Total Phosphorus (TP) limit of 0.1 mg/l.”

We will need to agree permit limits irrespective of what Natural England has agreed.

Section 4.2 Table 2 WwTW TP and TN permit options
Future permit limits for Sellindge are likely to be tighter than those used in this nutrient budget analysis.

The WINEP investigation for Stodmarsh has been completed. Proposed permit limits for Sellindge are tighter than those used in the nutrient budget calculations. It may be worth comparing the on-site WwTW against the proposed Sellindge WwTW permit limits. Proposed permit limits for Sellindge are 0.25mg/l for Phosphorus and 9mg/l for Nitrogen.

The wetland area required depends largely on permit limits achieved at the treatment works, therefore it is preferable to compare the onsite WwTW option with an option for Sellindge using the tighter proposed limits.
 
Management and performance of wetlands:
There is concern of nutrient loading in wetlands and about the management of nutrient rich sediments.

There is also concern about the effectiveness of wetlands in winter months. How is the performance of the wetlands expected to vary over the course of a year?

For the wetlands used for SuDS, please confirm that these wetlands are to be used only for SuDS, with no abstraction from the river.

Other issues to consider:
Has climate change and the effects of future higher intensity rainfall and/or prolonged droughts been considered in the design of the SuDS and wastewater treatment works wetlands?

How will the wetlands affect the temperature profile of the East Stour?
 

Should you wish to discuss these matters further, please contact me via the email below. 

Yours faithfully,

Abbie Philpott
Planning Advisor

KSLPLANNING@environment-agency.gov.uk

