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INTRODUCTION

1.1

This statement has been prepared by RPS Planning and Development Limited (RPS) on behalf
of RiverOak Investment Corporation LLC (hereon in referred to as ‘RiverOak’) in connection with
four planning appeals by Lothian Shelf (718) Limited (hereon in referred to as ‘The Appellant’).
The planning appeals relate to four separate planning applications which proposed a change in
the use of four separate buildings at Manston Airport.

1.2

The four appeals are being considered alongside each other by way of a Hearing scheduled for
13th and 14th July 2016. The Appellant has lodged the appeals against Thanet District Council
(TDC) for:
 non-determination of an application for temporary change of use of Building 1 (referred to by
the LPA as Building South of Terminal 1 (Hanger 1)) from Sui Generis to Class B2 use, for a
period of 3 years (LPA Ref. F/TH/15/0460);
 refusal of an application for the proposed change of use of Building 2 (referred to by the LPA
as Building 870) from Sui Generis to Class B2 use, plus a small extension and associated
elevational and surface works (LPA Ref. F/TH/15/0457);
 non-determination of an application for change of use of Building 3 (referred to by the LPA as
Manston Airport Cargo Centre & Responding Vehicle Point) from Sui Generis to Class B8 use
(LPA Ref. F/TH/15/0459); and
 non-determination of an application for change of use Building 4 from Sui Generis to Class
B2 use (LPA Ref. F/TH/15/0458).

1.3

For the avoidance of doubt, the comments set out in this statement by RiverOak apply equally to
all four of the appeal proposals.

1.4

RiverOak acknowledge that the Appellants have requested that the Inspector assesses each
scheme on the basis of the flexible changes of use which were originally sought by the Appellant
as described in paragraph 2.7 of their appeal statement. RverOak do not have any specific
comments to make about this.

1.5

RiverOak were invited by the Planning Inspectorate (PINS) on 5 July 2016 to participate in the
Hearing and to provide a short statement that would be circulated to the main parties.

1.6

In April 2016, RiverOak wrote to PINS in connection with the four planning appeals to notify them
that it was their intention to submit an application for Development Consent under the Planning
Act 2008 encompassing the compulsory purchase of Manston Airport so that it could be revived
as a successful hub for international air freight which would also offer passenger, executive travel
and aircraft engineering services. The aim is for RiverOak to submit the Development Consent
application in early 2017. Meetings have taken place with RiverOak and PINS and regular
discussions continue in preparation for the forthcoming submission. It is in this context that PINS
have invited RiverOak to participate in the Hearing.

1.7

This statement responds specifically to the Hearing agenda items as provided by PINS on 5
July 2016.

th

th
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2

RIVEROAK’S PROPOSALS FOR REOPENING MANSTON
AIRPORT
a)

2.1

Project Description
st

On 1 July 2016, RiverOak published details of its plans to reopen Manston Airport and
comments are being invited via a public consultation event which is taking place in July 2016.
The material issued for the public consultation is provided as Appendix 1.
APPENDIX 1

2.2

In June 2016, RiverOak also submitted a report for the purpose of obtaining a Scoping Opinion
from PINS in relation to the Environmental Impact Assessment being undertaken as part of their
application for Development Consent to revive Manston Airport. The Scoping Report prepared by
Amec Foster Wheeler Environment & Infrastructure UK Limited (June 2016) can be found on the
https://infrastructure.planninginspectorate.gov.uk/wpPINS
website
via
this
link
content/ipc/uploads/projects/TR020002/TR020002-000094-Scoping%20Report.pdf

2.3

In addition to the attached July 2016 public consultation document, the Scoping Report includes
a section which explains the need for the proposed development (Section 2.1) and the project
description (Section 2.2). The aim of the project is to revive Manston Airport as a successful
airfreight hub, of national significance, with complementary passenger and engineering services.
The focus, which will be unique for the United Kingdom, would be to provide a dedicated
airfreight facility capable of handling in excess of 10,000 air traffic movements of air freight cargo
per year that is compliant with European Aviation Safety Agency (EASA) standards. The Scoping
Report includes diagrams showing the proposed zoning of different areas within the airport; the
proposed layout plan; the detail of the proposed cargo area and the detail of the proposed
passenger area and maintenance repair and overhaul (MRO) facilities. These plans are provided
in Appendix 2 along with a full description of the proposed development.
APPENDIX 2
b)

Outline Construction Phasing

2.4

The initial phase of construction, which will commence following the grant of the Development
Consent Order (DCO) in early 2018, will focus on returning the airport to operation and reusing
as much of the remaining original airport infrastructure as possible. As the airport has not been
operational since May 2014, and is unlikely to have been subject to regular maintenance since
that date, it is likely that this phase will require a period of 6-12 months during which time the
essential airport equipment and infrastructure will be maintained where it still exists or installed to
bring it back to full use. During this time an application for an Aerodrome Licence will be
submitted.

2.5

The remaining phases of development will be undertaken in accordance with the emerging and
developing business case for the airport. Initially, the airport will operate using the existing
infrastructure and cargo building facilities. The outline phasing of development currently includes
the following stages:
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 relocate existing facilities located within new development area
 install new airside infrastructure (relocate taxiway alpha, new fuel farm)
 provide new site location access
 upgrade site services (electricity, surface water drainage and treatment)
 improve community facilities (museums and café/observation centre)
 development, in phases, of new aircraft stands, aprons and cargo facilities as required
 development of Northern Grass area for aviation related businesses
c)

Proposed Operational Phasing

2.6

The air freight operations, which will be the main focus for the airport, are expected to start
shortly after reopening in late 2019. From this initial base the airport would seek to attract
additional customers and clients including offering the facilities as the base for one or more
freight forwarding and handling companies.

2.7

The forecasting of the air traffic for the reopened Manston, including an assessment of the
current UK air cargo market, of trends in the UK, European and global air freight markets, and of
any long term opportunities, is currently being undertaken as part of the preparation of the
application for Development Consent and the business and needs case for the project.

2.8

Based on the initial assessments undertaken of the current UK air cargo market it is estimated
that a reopened and developed Manston Airport, with a focus on air freight and cargo, could
capture in the region of 500,000 to 600,000 tonnes of air freight by 2035. This would be from a
combination of business returning to Manston Airport, the capturing of market share from other
airports (either because of better facilities at Manston Airport, shorter trucking distances from
airports outside the UK or pressure for slots at these other airports) and from general market
growth.

2.9

Depending on the type of freight and the fleet-mix operating from the airport, a total of 500,000
tonnes would equate to 10,000 to 20,000 air traffic movements per year. The full details of the
types of aircraft that will operate, the timings of the flights (including the spread of flights per day
or week) and the types of cargo (which will dictate the type of freight handling facilities) are not
fully known at this stage.

2.10

The main operating hours for the core airport staff will be normal office hours Monday to Friday,
with essential management staff working weekends and holidays. In line with the operational
requirements the airport will maintain 24 hour air traffic control, firefighting, border control,
security and other essential services.
d)

2.11

Next Steps

RiverOak do not own the land at Manston Airport required to carry out their proposed
development. The owners (the Appellants) have refused, despite a number of requests, to
voluntarily allow RiverOak access to the site for environmental surveying purposes. This is
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currently delaying preparation of the Development Consent application and so RiverOak is
applying to PINS for powers to enter the site under Section 53 of the Planning Act 2008.
2.12

Notwithstanding this, RiverOak are carrying out a series of informal consultation events between
th
rd
the 13 and 23 July 2016 across six locations in East Kent to advertise their proposals for
development in order to collect comments from the general public. A more formal consultation will
take place in Autumn 2016 and this event will include more information about the project and will
demonstrate how the proposals have been informed by feedback from the July 2016
consultation. ‘Preliminary environmental information’ will be made available at this time including
how RiverOak will propose to mitigate the environmental effects of the project.

2.13

The application for a Development Consent Order (DCO) will then be submitted in early 2017.
e)

In Summary

2.14

The Council’s appeal statement sets out the long history behind RiverOak’s continued and
consistent attempts since May 2014 up to the present day to acquire Manston Airport for aviation
use. It is clear from this summary and RiverOak’s persistence over the past 26 months plus their
full commitment to submitting an application for Development Consent in early 2017 that they are
fully committed to their plans to revive Manston Airport.

2.15

Consequently, and wholly contrary to what is stated in the Appellant’s statement, it is RiverOak’s
position that it categorically cannot be said that there is no prospect of the airport reopening. This
is the underlying theme of the Appellant’s case. RiverOak cannot agree with this statement, and
therefore, the baseline position adopted by the Appellants in their justification for the appeal
proposals as set out in their Statement of Case.
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3

IS USE OF THE BUILDINGS FOR NON-AIRPORT
RELATED USES ACCEPTABLE HAVING REGARDS TO
LOCAL AND NATIONAL POLICY

3.1

RiverOak do not consider that use of the buildings for non-airport related uses are acceptable
especially having regard to local planning policies but also national planning policies and in
particular, those which seek to protect the countryside from inappropriate development.

3.2

RiverOak do not consider that the saved policies in the adopted Thanet Local Plan (2006)
especially Policy CC1 (Development in the Countryside); Policy EC2 (Kent International Airport)
and Policy EC4 (Airside Development Area) are out-of-date. Additionally, and despite it being in
its earliest stages of development, RiverOak are of the opinion that some weight should be given
to the policies in the emerging new Thanet Local Plan and in particular Policy SP05 (Manston
Airport) and Policy SP20 (Development in the Countryside) as set out in the Draft Thanet Local
Plan to 2031 – Preferred Options Consultation (January 2016).

3.3

Despite Manston Airport closing in May 2014 – so before documents comprising the new Thanet
Local Plan were issued in 2015/2016 - the Council’s planning policy objective and position
regarding Manston Airport and the countryside has been entirely consistent – that is:

3.4

-

entirely in accordance with the National Planning Policy Framework (NPPF) which seeks to
protect the character and the beauty of the countryside, there is a clear presumption in
adopted and emerging local planning policies against development in the countryside as
there are sites already allocated in the plans that meet the needs of the District. Only
development which demonstrates a need that overrides the need to protect the countryside
will be permitted; and

-

to support the retention, development, expansion and diversification of the airport and
aviation operations and to continue to safeguard land at Manston Airport for airside
development appreciating that a successful airport has the potential to be a significant
catalyst for economic growth especially alongside the major seaport at Ramsgate and High
Speed Rail in allowing Thanet to provide an international gateway function to boost economic
development across the region.

Allowing development on the Manston Airport site which is not aviation-related and on land in the
countryside which is not allocated for typical non-aviation related industrial uses is strictly
contrary to both local and national planning policies and would represent unsustainable
development in the countryside. To allow the appeals would be entirely contrary to local planning
policy objectives which seek to prevent the airport expanding into the surrounding area (which is
in the countryside). The fact that the airport has closed makes no difference as there is every
prospect that it could reopen. Based on the information provided by the Appellants, RiverOak do
not believe that there are any valid material considerations presented by the appeal proposals,
including the Appellant’s desire to generate some economic gain from the closed airport, that
should outweigh the Council’s planning policy objectives for safeguarding land at Manston Airport
for aviation operations.
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3.5

RiverOak’s position is that even a temporary change of use for a prescribed and limited time
would be contrary to local and national planning policies. Granting a temporary change of use at
any of the buildings will inevitably be seen as setting a precedent for allowing temporary nonairport related use of any underused floorspace with the airport boundary. It would be difficult for
the Council to justify refusal of a further temporary permission if circumstances were to have
changed at the end of the temporary term. Decisions taken against strict application of the
Council’s planning policies in relation to Manston Airport will leave the Council increasingly less
able to hold on to the concept of a self-contained airport in the open countryside – appreciating
always that there is every prospect that the airport could reopen and alongside the Council’s
strategic economic priorities for the airport and the region.

3.6

RiverOak would like to draw the Inspector’s attention to an appeal decision dated 9 March 2011
in respect of Endeavour House at Stansted Airport (appeal reference APP/C1570/A/10/2141258).
A copy of the decision by Inspector Christopher Gethin is provided as Appendix 3. The planning
matters that were considered by the Inspector in this decision are very comparable to the
considerations that are relevant in respect of the four appeals by Lothian Shelf (718) Limited. In
this case, the Inspector dismissed the appeal for many reasons that equally apply in this case.

th

APPENDIX 3
3.7

In is important to note that TDC in their response to pre-application advice inquiries by the
Appellants in May 2015 stated that a change of use in the buildings would be premature in
advance of a clear conclusion on the future of the airport. They also encouraged the Appellants
to consider alternative options for facilitating the prospective business occupiers of Buildings 1 to
4. Despite this very clear advice, the Appellants still submitted their proposals.
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4

WILL THE PROPOSALS COMPROMISE FUTURE
AVIATION USE OF THE AIRPORT

4.1

From the plans provided in Appendix 1, it is clear that allowing the appeals will compromise the
future aviation use of the airport in RiverOak’s masterplan layout. This is because the land
currently occupied by Buildings 1 to 4 will be required to deliver the infrastructure necessary to
accommodate the planned capacity of the airport. Indeed, all the land at the airport south of the
B2050 Manston Road will be required for airport infrastructure which will be critical to future
operations and which cannot be located elsewhere within the proposed development site when
considering all other constraints.

4.2

The principles and planning purpose of protecting land that may be required for future airport
development are well established. For example, the Air Transport White Paper of 2003 “The
Future of Air Transport” identified land outside a number of existing airports in the UK that might
be needed for future development and set out policies for that land to be safeguarded against
incompatible development until such time as the land was required.

4.3

There are a number of means identified in the 2003 White Paper by which safeguarding might be
achieved. These are:
(1) Land is formally protected by policies in a local development plan;
(2) Through Civil Aviation Authority (CAA) safeguarding maps which are then material to
planning by virtue of the Town and Country Planning (Safeguarding Aerodromes, Technical
Sites and Military Explosives Storage Areas) Direction 2002 (which remains extant); or
(3) In exceptional circumstances, where these arrangements prove inadequate, directions by
the Secretary of State under Article 14 of the Town and County Planning (General
Development Procedure) Order 1995 (sic. as stated in the ATWP 2003 paragraph 12.5).

4.4

In line with the advice contained in the 2003 White Paper, TDC has consistently included policies
in their Local Plan to safeguard land at Manston Airport for aviation development so that this land
is not compromised to alternative uses.

4.5

Although a Development Consent Order would include the powers to acquire land necessary for
the development and allow notice to quit to be served on the prospective occupiers of Buildings 1
to 4, this might prejudice future aviation use of the airport by causing delay and uncertainty in the
development programme whilst occupiers are allowed a reasonable period to relocate their
business premises. It can also create uncertainty with respect to the compensation costs payable
and in turn the business case for the airport by unnecessarily increasing the compensation that
will be payable in the future to remove occupiers and uncertainty over the amount payable. The
appeal documents refer, for example, to substantial investment being required for some of these
buildings to be occupied by some of the potential occupiers.

4.6

For these reasons, it is entirely appropriate to interpret that the existing and emerging Local Plan
policies for Manston Airport fully safeguard the site from incompatible ie. non-aviation
development.
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4.7

As set out in later sections of this statement, RiverOak do not believe that short-term leases,
which at best could only be offered in respect of the appeal buildings given the wider aspirations
for the airport site by RiverOak and indeed the Appellants themselves, would be commercially
attractive to the market. Consequently, it is RiverOak’s position that not even a temporary change
of use would be acceptable.
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5

WILL THE PROPOSALS CREATE AN ADDITIONAL NEED
FOR BUILDINGS IN THE COUNTRYSIDE IF AIRPORT
OPERATIONS WERE TO RESUME

5.1

RiverOak would wish to refer the Inspector to their response provided in Section 3 of this
statement.

5.2

It is RiverOak’s position that if the airport reopened, that loss of four on-airport buildings to nonaviation related uses could very probably lead to a need to create additional buildings in the
countryside.
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6

DOES OTHER SUITABLE ALTERNATIVE EMPLOYMENT
LAND EXIST ELSEWHERE

6.1

RiverOak note that despite the Appellants naming some potential occupiers for the buildings, that
no special case is made as to why these occupiers must occupy on-airport premises and the
reasons for this. It would appear that the appeal proposals have been presented merely as an
attempt by the Appellants to secure some economic gain from a closed airport site. This is not a
sufficiently material consideration to outweigh any decision that would be contrary to policies in
the statutory Development Plan.

6.2

RiverOak have not seen any evidence which suggests that there is a shortage of suitable
industrial space/land in the region that could otherwise accommodate the space demands as
presented by the appeal proposals. On the contrary, there appears to be considerable evidence
which suggests that there is more than sufficient space available in the District – not least
opposite the Manston Airport site at Manston Business Park where land is allocated and
safeguarded for B1, B2 and B8 uses – which are exactly those uses being sought by the appeal
proposals. Commentary in the emerging new Thanet Local Plan (page 28 of the Draft Thanet
Local Plan to 2031 – Preferred Options Consultation (January 2016)) suggests that the Manston
Business Park is only half developed with some infrastructure in place ready to serve the rest of
the site if it were developed. If prospective tenants needed to acquire premises close to the
airport for whatever reasons, these same reasons could be accommodated by locating at
Manston Business Park.

6.3

The Appellants state that two of the appeal buildings are in a ‘fair condition’ whilst the other two
are in a ‘poor condition.’ In order to suit modern commercial operating requirements, it is likely
that prospective tenants would need to spend considerable sums of money to improve the
buildings so that they are fit for purpose and developed into attractive premises from which to
operate. It is noted that if Instro Precision Limited had moved into Building 2 (see Section 8 of this
statement for further commentary on this point) that it would have resulted in a £3m cost to
improve the premises so that they were fit for the company’s purposes. RiverOak would suggest
that it makes no commercial business sense to spend money on poor quality commercial building
stock (for what will probably be only a short-term lease) when alternative employment land and
space is available including close to the airport (if this is a specific tenant requirement).
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7

POSSIBLE COMPULSORY PURCHASE ORDER (CPO)
OR DEVELOPMENT CONSENT ORDER (DCO) AS A WAY
OF REOPENING THE AIRPORT

7.1

It is evident from preceding sections in this statement and RiverOak’s persistent and continued
commitment to acquire Manston Airport for aviation uses – previously through applications to
became TDC’s CPO Indemnity Partner and now through pursuance of an application for
Development Consent under the Planning Act 2008 - that there is every prospect that the airport
could reopen – contrary to assertions made by the Appellant. Indeed, TDC agree with this
position as evidenced in their appeal statement (paragraph 5.7) and they agree that RiverOak
could be suitable operators for the airport and that they are capable of delivering an airport use at
the Manston Airport site (paragraph 5.10). Reopening the airport is entirely in accordance with
TDC’s local planning policies for Manston Airport and it is essential in realising the Council’s
strategic policies for economic growth in the District and the wider Kent region.

7.2

The planning process for dealing with proposals for Nationally Significant Infrastructure Projects
(NSIPs) was established by the Planning Act 2008. The 2008 Act process, as amended by the
Localism Act 2011, involves an application being made and an examination of major proposals
relating to energy, transport, water, waste and waste water, and includes opportunities for people
to have their say before a decision is made by the relevant Secretary of State. The application
that is submitted is for a Development Consent Order (DCO). The DCO is drafted by the
Applicant, examined and, if approved, it is made as a piece of secondary legislation under the
Planning Act 2008. A DCO can include all the principal consents required to build and/or operate
the infrastructure in question, including planning permission and, where necessary, the
acquisition of land. The DCO can also include associated development on land that is required
for certain ancillary purposes to enable the operation of the NSIP.

7.3

RiverOak’s propsals for Manston Airport are defined as an NSIP under Section 23 of the
Planning Act 2008 by virtue of it being for ‘air cargo transport services for at least 10,000 air
transport movements of cargo aircraft per year’. As the proposals fall within the definition of an
NSIP, there is no alternative other than to make an application for a DCO. Indeed under the
Planning Act 2008, it would be an offence to proceed with this project without obtaining a DCO.
RiverOak have confirmed that they are applying applying for a DCO.

7.4

There is an important consideration to be had should the appeal proposals be allowed in the
context of the application for Development Consent. RiverOak are submitting an application for
Development Consent under the Planning Act 2008 which will also encompass the compulsory
purchase of Manston Airport. If the appeals are allowed, RiverOak would need to compulsory
purchase the four appeal buildings and serve notice on the tenants. This would lead to delay and
compensation complications for RiverOak in addition to the negative impacts associated with
businesses having to find alternative premises.

7.5

Furthermore, to permit any planning permissions that would go against TDC’s planning policy
objectives for supporting retention, development, expansion and diversification of the airport and
aviation operations and very obvious intentions to safeguard land at Manston Airport for airside
development, would undermine the Council’s very strong and consistent airport policy position to
the prejudice of any future DCO examination.
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8

OTHER ISSUES
a)

8.1

Purpose of the Appeal Proposals

In their Statement of Case (paragraphs 2.12 to 2.26), the Appellants explain the purpose of the
four applications. In some instances (Buildings 2 and 4) the Appellants state that the applications
are proposed specifically to respond to interest from named tenants. For Buildings 1 and 3, no
prospective occupiers have been identified. RiverOak would appreciate an update from the
Appellants on the position regarding the proposed tenants. This is requested especially in light of:
 Instro Precision Limited’s recent announcement (May 2016) that they will be relocating to a
new manufacturing plant at Discovery Park, Sandwich following Dover District Council’s
decision to grant planning permission in April 2016 for a new 4,230m² (45,531ft²) research,
development and manufacturing building (LPA application reference 16/00045); and
 RiverOak’s understanding that Powermain Limited are already operating unlawfully from
Building 4 despite a number of reports being made to TDC’s enforcement department.

8.2

It is RiverOak’s view that without named operators to occupy the buildings, and adequate
evidence to demonstrate this, that the purpose for the applications no longer exists and
consequently, the appeals should not be allowed.
b)

8.3

How do the appeal proposals fit alongside the proposals by Stone Hill Park Limited
(the Appellants) for mixed-use, housing-led redevelopment of Manston Airport as set
out in planning application OL/TH/16/0550 which was submitted to TDC in May 2016?

It is clear from plans submitted with the Stone Hill Park Limited hybrid planning application,
especially drawing no. PL1436-VW-016 Parameter Plan 6 : Demolition and Retention (see
Appendix 4) that Buildings 1 and 4, which are the subject of two of the appeals, are proposed for
demolition. The purpose of the appeal proposals for these two buildings is further questioned but
in any event, RiverOak would like to understand what market evidence there may be to support
the obvious associated implication that Buildings 1 and 4 could only realistically be leased on a
short-term basis with no ability to provide certainty to prospective occupiers about the exact
length of their lease period given the wider development ambitions for the Manston Airport site.
RiverOak would suggest that short-term, uncertain leases would not appear attractive to the
market even if it is the Appellant’s position that the terms of leases can be factored-in to ensure
that risk is mitigated.
APPENDIX 4
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APPENDIX 1
Manston Airport Public Consultation Document (July 2016)
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Manston Airport
Kent’s international freight
and passenger airport.
A blueprint for success.

Our vision is to revive
Manston Airport as a successful
hub for international air freight,
of national significance to the
UK, which also offers passenger,
executive travel and aircraft
engineering services.
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1

Introduction
RiverOak Investment Corporation (RiverOak) is fully committed to reviving Manston Airport as a successful
hub for international air freight which also offers passenger, executive travel and aircraft engineering services.
We have demonstrated this commitment across two years of campaigning to purchase and reopen the
airport and our commitment has never wavered.
Manston Airport is a unique facility with an illustrious history as a Battle of Britain Airfield and a promising
future as a vibrant airport. However, it needs the right commercial appetite, investment and operation to work
and we believe we have assembled these important components.
The air freight market is ripe for an alternative to the overcrowded London airports system. RiverOak believes
that Manston’s accessibility, long runway and community support represent the strongest option available
to Government to increase runway capacity in the Southeast for air freight. The airport will serve air freight
operators, ease congestion, improve resilience and boost economic growth in Kent.
Given the scale of the proposed redevelopment of Manston Airport, the plans are considered to be a
‘nationally significant infrastructure project’ within the meaning of the Planning Act 2008. This means that
RiverOak will be making an application to the Planning Inspectorate for a Development Consent Order (DCO)
to be granted by the Secretary of State for Transport.
An important part of the DCO process is to consult widely with all interested stakeholders. This document
sets out, in broad terms, our proposals for Manston and the work that RiverOak and its professional team
will be undertaking to prove the business, economic and environmental case for reviving Manston as an
operational airport.
A feedback form can be found at the back of this document and RiverOak encourages all those with an
interest in the future of Manston Airport to send in their questions, thoughts and ideas.

The deadline for responses is Monday 5th September 2016
We really want to hear your views. This is a chance to revive Manston Airport for future generations,
preventing the loss of a vital piece of national transport infrastructure - of which there is an acknowledged
shortage in the Southeast - and creating a powerful economic stimulus, not only for Thanet but the whole
of Kent.
On behalf of the whole RiverOak team, we look forward to hearing from you.

George Yerrall
RiverOak Investment Corp
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Manston’s accessibility,
long runway and community
support represent the strongest
option available to Government
to increase runway capacity in
the Southeast for air freight
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About RiverOak
RiverOak Investment Corporation LLC is an American investment group based in Connecticut in the USA.
For more than two decades, RiverOak has built its investment business and reputation on being able to find,
research and invest in the types of assets that typically achieve above-average, risk-adjusted returns.
RiverOak is increasingly developing European investment opportunities and, in the UK, has been
campaigning to re-open Manston Airport in Kent as a hub for international air freight for more than two years.
RiverOak has a reputation for flexibility regarding the duration of its investments. In the case of Manston
Airport, RiverOak and its capital partners are looking to purchase and invest in Manston for the long term,
including investing in an experienced operating team for the airport.
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Our proposals for
Manston Airport
The objective of our masterplan for Manston Airport is to provide an integrated aviation services hub.
The main feature will be a major international centre for air freight that is capable of handling a minimum
of 10,000 air freight Air Traffic Movements (ATMs) per annum.
10,000 ATMs a day equates roughly to 14 return services a day.
Additional facilities proposed include:
• a base for at least one passenger carrier;
• an aircraft recycling and engineering facility;
• a flight training school;
• a fixed base operation for executive travel; and
• business facilities for aviation related organisations.
Our Masterplan, which can be found on page 8 shows how we propose to utilise the existing airport
infrastructure and incorporate new facilities.
Improvements and upgrade works to the existing infrastructure will ensure these facilities can accommodate
the intended number of aircraft movements. Additional facilities will include aircraft stands, cargo buildings,
internal access roads and parking areas.
The design solution proposed ensures these facilities can be developed through a phased approach,
enabling a sustainable development that minimises the impact on the local community. For example, the
new airside development will minimise the movement of material on and off site and a proposal for a new
permanent, dedicated airport access on Spitfire Way will help to reduce airport related traffic on the local road
network.
We would like to hear views and comments on our proposed Masterplan now, before we have fully prepared
our application and environmental assessment. Details of how you can send us your views are given at the
end of this document.

Why Manston?
Manston Airport has one of the longest runways in the UK, comparable to other International airports, making
it a valuable infrastructure asset. Manston first operated in May 1916, just over 100 years ago, but closed on
15 May 2014.
Manston is the only real choice for the location of a cargo airport in the Southeast of England. It already has a
runway comparable to other International airports in the UK and was an operational airport until just over two
years ago. Consequently, services could be reintroduced quickly to address a recognised market need.
There is already considerable pent-up demand for Manston Airport. Our research shows that air cargo
operators in particular are keen to be able to use a facility in the Southeast of England without the restrictions
on aircraft slots that exist at other airports. Market demand is for an airport where perishable and time
sensitive goods can be moved quickly to and from aircraft. Increasingly, freight carried in the hold of
passenger aircraft (known as belly hold freight) is being ‘bumped’ (unable to be carried) with some freight
forwarders reporting this occurring up to four times per shipment. This causes considerable delays and,
where the shipment contains essential parts for engines or aircraft, for example, huge economic losses.
The move from Boeing 747s to Airbus 380s – aircraft that carry less belly hold freight – is exacerbating this
problem. These and other market and technological issues are likely to stimulate demand for dedicated air
freighter transport and a cargo-based airport to serve them.
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The majority of UK air freight currently routes through London but, without slots available at the London
airports, Manston is the obvious choice to meet the growing demand in the air freight market.
Manston also has the benefit of being located in close proximity to European cities, such as Paris,
Amsterdam, Brussels and Frankfurt which minimises flight journey times. Additionally, it is in close proximity
to the Kent ports, the Channel Tunnel and excellent links with the UK motorway network – thereby providing
an international gateway function for Kent and the UK.

The Freight Transport Association in partnership with Transport
for London, is forecasting a shortfall in air freight capacity of some
2.1 million tonnes by 2050.
This is a vast amount of freight that will have to be diverted elsewhere and probably to airports outside the
UK – to Paris, Amsterdam and Frankfurt – causing even more congestion for the Channel crossings and for
the East Kent road network. In terms of value, Oxford Economics suggests that this loss of air freight to the
UK would amount to £106 billion per annum with net national losses of around £3.9 billion per annum.

Attenuation ponds
Cargo facility access,
parking and storage areas
Cargo
facilities
Airside
infrastructure

Runway

8

For passenger carriers, although we are not proposing to develop the passenger facilities at this initial stage,
Manston Airport is likely to attract a number of long and short haul carriers when re-opened. In particular, we hope
a low cost service will provide access to international destinations from the recommencement of operations.
There are many opportunities to open up markets for passenger flights including to Europe, as well as
providing a service to more traditional destinations for the local catchment area. Additionally, passengers from
the US joining cruise ships at Dover could arrive at Manston to enjoy a fast transit from their aircraft to their
cabin, where their baggage awaits them.

A museum quarter
RiverOak is committed to celebrating the history of Manston by retaining and developing its important
educational facilities. Our proposals will therefore also include the relocation and enhancement of the existing
Spitfire and Hurricane Memorial Museum into a possible ‘museum quarter’ that would boost the visitor
potential of this and the RAF Manston museum in addition to retaining a strong historical association with the
site. We also propose to incorporate the old air traffic control tower as part of the museum quarter.

Key
Landside
infrastructure

Area safeguarded
for RADAR operation

Cargo
facilities

Landside aviation
related business
developments

Museum
quarter

Airside
infrastructure
Passenger
facilities
MRO
facility
Runway

Passenger
facilities

MRO
facility

RADAR
zone
Museum
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Aviation
related business
development

FBO
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An accessible location
Manston Airport is 5.6 km (3.6 miles) west of Ramsgate in East Kent and is ideally situated in the Southeast
of England close to London, connected by dual carriageway to the M25.
The airport site is wholly within the administrative areas of Thanet District Council and Kent County Council.
Easily accessible to the M2 via the A299, which lies immediately to the south of the site, the airport has good
road links - with dual carriageways from London and the Channel ports. Ramsgate New Port is 6.4km
(4 miles) away from the airport. Dover Port is 33.7km (20.3 miles) away and the entrance to the Channel
Tunnel is 51.5 km (32 miles) from the airport.
Minor road upgrades at the site may be required but no other major road improvements to the strategic
road network will be needed. In order to accommodate the additional truck movements generated by the
increased levels of cargo traffic, RiverOak is considering whether to upgrade the B2190 Spitfire Way and
B2050 Manston Road junction and to dual the carriageway from the B2190 Spitfire Way/Columbus Avenue
roundabout to the new airport entrance further east along Spitfire Way.
The Kent Coast railway line (from Dover to Margate and on to London) runs close to the site. The site is
located close to several railway stations. It is 4km (2.5 miles) northeast of Minster; 5.5km (3.5 miles) west of
Ramsgate and 7.2km (4.5 miles) to the southeast of Margate. When the new Thanet Parkway Railway Station
is constructed, it will be just 1.6km (1 mile) to the south of the airport.
A shuttle bus would be laid on between the airport and Ramsgate station (and, in time, Thanet Parkway
station) for passengers travelling by rail. The average journey time from Ramsgate to St Pancras is 1 hour
32 minutes, with an average of 72 trains per weekday.
As part of the DCO, a package of sustainable transportation options for airport staff and visitors will
be included.

A1(M)
M11

A12

M40

London
Manston
M2
M25

A28
A2
M20

Dover

A3
A23
A27
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Brighton

Manston Airport
is 5.6 km (3.6 miles)
west of Ramsgate
in East Kent and
is ideally situated in
the Southeast of England
close to London,connected by
dual carriageway to the M25.

Manston is in close proximity
to the Kent ports, the Channel
Tunnel and has excellent links
with the UK motorway network
– offering an international
gateway for Kent and the UK
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How do the plans fit with
national and local planning policy?
Our proposals for Manston Airport are in line with both local and national planning policy in that they propose
the sustainable development of an important brownfield site and retention of an existing nationally significant
infrastructure asset. The proposed scheme will also significantly improve the UK’s ability to handle air cargo.

National policy
At present, much air cargo destined for the UK arrives at nearby airports in other countries and is taken by
road through the Channel Tunnel to the UK. Similarly, much UK export cargo is trucked through the Tunnel
to be flown out of airports in Northern Europe. In particular, trucks travel to and from Paris, Amsterdam and
Frankfurt. The frequency of these journeys is increasing and it is expected that more than 2 million tonnes of
air freight cargo will be moved a year by 2050 between these European destinations and the UK, potentially
equivalent to some 100,000 truck movements per year.
Just as the UK does not want airport hub capacity for passengers to move overseas for economic reasons,
we believe that Manston Airport represents the right opportunity to create a dedicated and viable cargo
airport in the Southeast rather than losing opportunities to and having to rely on provision in other countries.
This would be of significant benefit to the UK economy.
Although air freight carries a small proportion of UK trade by weight, it is particularly important for supporting
export-led growth in sectors where the goods are of high value or are time critical. Air freight is a key element
of the supply chain in the advanced manufacturing sector in which the UK is looking to build competitive
strength.
The proposed scheme for Manston Airport would be a Nationally Significant Infrastructure Project (NSIP)
under the terms of the Planning Act 2008 and requires a Development Consent Order. Specifically for
Manston Airport, this is because the project development increases its capacity by at least 10,000 air cargo
movements per annum. For that increase in capacity, it is compulsory for RiverOak to use this consenting
regime to secure the planning permission we need. In introducing the new regime for granting consent
for NSIPs, the Planning Act 2008 gave promoters the ability to pursue a comprehensive, ‘one-stop-shop’
approach. The Act also allows the Secretary of State to confer compulsory purchase powers.
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Local policy
Saved Policies in the adopted 2006 Thanet Local Plan
It is the Council’s firm view that the airport should play an important part in the economic regeneration not
just of Thanet but of the whole of East Kent. The Council’s policy is to fully support the development of
Kent International Airport (Manston Airport) and additionally, to exploit the opportunities afforded by the
development of the airport to encourage further development in the adjoining business parks, thus creating
a major catalyst for the regeneration of the Thanet economy.
The Council further states that the Local Plan policy framework should neither hold back the growth of
the airport, nor inhibit inward investment. Indeed, the Council views the airport as a developing cluster for
manufacturing and research, and high technology enterprise.

Draft Thanet Local Plan to 2031 - Preferred Options Consultation (January 2015)
The January 2015 draft Local Plan was published after the airport had closed in 2014. Nonetheless, it is clear
that the Council is still very supportive of ensuring Manston Airport functions as a local regional airport.
Strategic Priority 1 in the emerging Local Plan is to create additional employment and training opportunities,
to strengthen and diversify the local economy and improve local earning power and employability. To achieve
this, the Council states that it will support the sustainable development and regeneration of Manston Airport
to enable it to function as a local regional airport, providing significant new employment opportunities,
other supporting development and improved surface access subject to environmental safeguards or as an
opportunity site promoting mixed-use development that will deliver high quality employment and a quality
environment.
The draft Local Plan also includes policies to safeguard the operational capability of Manston Airport.
The Council fully recognises that a successful airport has the potential to be a significant catalyst for
economic growth. It states very clearly in the new Plan that it can continue to support proposals that would
maintain the operational part of the airport to encourage future air travel and aviation-related operation at
Manston (Policy SP05).
A successfully operating airport at Manston (for handling freight and passengers) is further recognised by the
Council as being important alongside the major seaport at Ramsgate and High Speed Rail, in allowing Thanet
to provide an international gateway function to boost economic development across the region.
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What is a Development Consent
Order and how does it work?
The Planning Act 2008 process was introduced to streamline the decision-making process for nationally
significant infrastructure projects, making it fairer and faster for communities and developers alike.
The act can also confers compulsory purchase powers on the relevant Secretary of State.
The 2008 Act was amended by the Localism Act 2011, and the key stages in the process are:

Pre-application
The process begins when the Planning Inspectorate is informed by a developer that it intends to submit an
application to it in the future. Before submitting an application, the developer is required to carry out extensive
consultation on their proposals. The length of time taken to prepare and consult on the project will vary
depending upon its scale and complexity. Responding to our pre-application consultation is the best time to
influence a project, whether you agree with it, disagree with it or believe it could be improved. There will be
another formal consultation opportunity in the autumn when our plans and environmental assessment are
more advanced.

Acceptance
The acceptance stage begins when we submit a formal application for development consent to the Planning
Inspectorate. There follows a period of up to 28 days (excluding the date of receipt of the application) for the
Planning Inspectorate, on behalf of the Secretary of State, to decide whether or not the application meets the
standards required to be formally accepted for examination.

Pre-examination
At this stage, the public will be able to register with the Planning Inspectorate and provide a summary of
their views of the application in writing. At pre-examination stage, everyone who has registered and made
a relevant representation will be invited to attend a preliminary meeting run and chaired by an Inspector.
This stage of the process takes approximately three months from our formal notification and publicity of an
accepted application.

Examination
The Planning Inspectorate has six months to carry out the examination. During this stage, people who have
registered to have their say are invited to provide more details of their views in writing. Careful consideration is
given by the panel of Inspectors (‘the Examining Authority’) to all the important and relevant matters, including
the representations of all interested parties, any evidence submitted and answers provided to questions set
out in writing and explained at hearings.

Decision
The Planning Inspectorate must prepare a report on the application to the Secretary of State for Transport,
including a recommendation, within 3 months of the six-month examination period. The Secretary of State
then has a further 3 months to make the decision on whether to grant or refuse development consent.

Post decision
Once a decision has been issued by the Secretary of State, there is a six-week period in which the decision
may be challenged in the High Court. This process of legal challenge is known as Judicial Review.
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The application process.
The six steps

Look out for information in
local media and in public
places near the location of
the proposed project, such as
your library. The developer will
be developing their proposals
and will consult widely

1

Pre-application

The Inspectorate, on behalf of the Secretary
of State, has 28 days to decide whether the
application meets the required standards to
proceed to examination including whether the
developer’s consultation has been adequate.

You can now register as an interested party: you
will be kept informed of progress and opportunities
to put your case. Inspectors will hold a Preliminary
Meeting and set the timetable for examination.

2

Acceptance

3

Pre-examination

4

5

Examination

6

Decision

Post - decision

You can send in your comments
in writing. You can request to
speak at a public hearing. The
Inspectorate has 6 months to
carry out the examination.
A recommendation to the
relevant Secretary of State will
be issued by the Inspectorate
within 3 months. The
Secretary of State then has a
further 3 months to issue a
decision on the proposal.
There is the opportunity
for legal challenge.
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The likely impacts of
airport operations
Assessing the effects of a redeveloped and reopened Manston Airport on Thanet and the wider East Kent
area covers a number of broad areas.
From an economic perspective, an airport is a proven economic catalyst and multiplier, providing not only a
direct benefit from jobs at the airport site but indirect benefits through the supply chain with service contracts
and jobs in the wider region connected to the airport operation. Thanet District Council fully recognises the
important role of the airport in its Local Plan.
A revived Manston Airport will have considerable economic benefits for the local area and further afield.
When fully operational, the airport is eventually expected to support around 4,000 jobs in Thanet and East
Kent, many of which will be skilled roles. This does not take into account the additional ‘spin-off’ benefits
that the airport will create including attracting airport-related uses to the local area.
RiverOak takes its responsibility to assess, manage and mitigate any environmental impact from Manston
Airport extremely seriously and has commissioned a comprehensive Environmental Impact Assessment to
understand the effects of constructing and operating a redeveloped Manston Airport.
The Environmental Impact Assessment will collect baseline data for a range of environmental and social
topics and then undertake an assessment to determine what, if any, significant effects will occur as a result of
the airport reopening.

Topics to be assessed are:
Air quality and emissions

Landscape and visual

Biodiversity

Noise

Climate change mitigation and adaptation

Socio-economic

Contaminated land

Traffic and transport

Flood risk

Waste management

Historic environment

Water quality and resources

An Environmental Statement will accompany the DCO application, setting out all the expected environmental
effects and the measures that RiverOak will implement to avoid or minimise any environmental impacts.
As part of the formal pre-application consultation we will present preliminary environmental information which
will include the results of the environmental assessments available at that time for comment and feedback.
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Further reading
Further information on the policies referenced in this document can be found at:
• Saved policies in the Thanet District Council Local Plan 2006 www.thanet.gov.uk/your-services/planning-policy/thanets-current-planning-policy/
thanet-local-plan-2006/
• Draft Thanet Local Plan to 2031 – Preferred Options Consultation (January 2015)
https://consult.thanet.gov.uk/consult.ti/TPODLP/consultationHome
• Aviation policy framework www.gov.uk/government/publications/aviation-policy-framework
Further reading and information is also available at www.riveroakinvestments.co.uk including links to PINS
meeting minutes.
RiverOak’s environmental scoping report is available on its website, and sets out the environmental impacts
that it expects to assess and mitigate in some detail. The Planning Inspectorate will publish a scoping opinion
in response in August, which will then be available on its website.
Updates to the project will be published on the RiverOak website as the project develops.
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Next Steps
We have applied to the Planning Inspectorate for a ‘scoping opinion’ on what environmental impacts
we should assess as part of the DCO application, and they will provide this in mid-August.
We have also applied for powers to enter the site for environmental surveying purposes, as the owners
have not agreed to let us do so voluntarily.
We are expecting to carry out a more formal consultation in the autumn, which will include more information
about the project based on further work by our consultants and taking into account the feedback from this
consultation. At that consultation, we will make our ‘preliminary environmental information’ available
i.e. information we have obtained so far and the work we have completed by that point through assessment
including mitigating the environmental effects of the project.
The next step is that the DCO application will be made in early 2017. The suite of application documents
will then be published on the Planning Inspectorate website and if the Planning Inspectorate accepts the
application for examination, there will be an opportunity to make representations on the application.
Between one and five Inspectors will be appointed to examine the application, collectively known as
‘the Examining Authority’. They will take up to six months to examine the application which will include
requests for written information, answers to questions and some hearings held in the local area, the
dates and locations of which will be published on the Planning Inspectorate website and in local papers.
Once the examination concludes, the Examining Authority has three months to send a recommendation
to the Secretary of State for Transport, who then has another three months to make a decision.
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Frequently asked questions
What kind of planning application are you making?
A project of this strategic importance and size qualifies as a “Nationally Significant Infrastructure Project”
under the Planning Act 2008 and RiverOak intends to make an application using the Development Consent
Order process, which is specifically designed (and compulsory) for projects of this strategic significance,
rather than via a conventional planning application route.
Our application will seek full permission for the phased redevelopment of the airport. The application site,
which includes the area known as the ‘northern grass’ comprises 47 hectares (116 acres).
As Manston no longer has an aerodrome licence, and several important buildings and facilities have been
removed or rendered unusable; these will have to be reinstated and the site will also need permission from
the Civil Aviation Authority to be brought back into aviation use.

Will you be seeking to make the airport site bigger?
Our proposals includes area to the north of Manston Road (the northern grass).
On the airport there will be major capital works to create new parking stands, taxiways, internal roads,
hangars, warehousing, landscaping, attenuation lagoons and airport offices, some of which will be located on
the northern grass.

How do you expect aircraft noise to affect local residents?
Our proposals seek to increase the capacity of the airport to be able to handle more than 10,000 cargo flight
movements a year – which equates to roughly 14 return services a day (i.e. 28 flights a day on average).
Noise from airborne aircraft is always an issue at operating airports, and work is already under way to
establish and publish a noise mitigation strategy, which we will put out to consultation in due course.
Work is underway to explore how the impact of aircraft noise can be minimised; this includes use of modern
technologies, procedures and protocols that have not previously been employed at Manston.
RiverOak will also develop and publish a noise insulation policy in line with that provided for those living near
other airports.

What about Night Flights?
Given the nature of the air freight market there may be some future demand for night flights. We have
therefore asked our consultants to conduct a specific study on the potential impact of night flights and
propose how it may be mitigated.
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What other consent are you/will you be applying for?
The following additional consents have been identified to date. This is not yet a comprehensive list.

Environmental permits

Greenhouse gas emissions permit

Pollution Prevention and Control permit

Drainage consent

Grid connection

Airspace change

To be applied for separately to the
Environment Agency

To be applied for separately to
Thanet District Council

To be applied for separately to National Grid
or UK Power Networks

Hazardous substances consent
Deemed consent will be sought in
the application

Approval of design of buildings
To be applied for subsequently to
Thanet District Council

To be applied for separately to the
Environment Agency

To be applied for separately to the
Environment Agency

To be applied for separately to the
Civil Aviation Authority

Air traffic control designation

To be applied for separately to the
Civil Aviation Authority

Aerodrome licence

To be applied for separately to the
Civil Aviation Authority

What will happen to any responses submitted through this consultation?
All completed responses will be carefully considered by RiverOak and its expert team of professionals
working on the project for response either before or during the second, more formal statutory consultation,
which will follow later this year.
Please note, all responses should give the name and postal address of the respondent, otherwise the
response may not be taken into account.
Respondents should be prepared for their responses to be published alongside the RiverOak responses to
their comments at the formal consultation stage, as RiverOak is required to include them in its ‘consultation
report’ to be submitted to PINS, although personal details will be redacted.

When do you plan to submit your DCO application?
An application for the project is expected to be made to the Planning Inspectorate (PINS) in early 2017,
once all of the preparatory studies, consultations and planning work have been completed.

19

9

How to respond
to this consultation
A feedback form can be found at the back of this document and RiverOak encourages all those with an
interest in the future of Manston Airport to send in their comments, thoughts and ideas.
You can return this form by post to:
Manston Airport Consultation Responses
Bircham Dyson Bell
50 Broadway, London SW1H 0BL
If you do not wish to post your comments to us, a copy of this document can also be downloaded from
www.riveroakinvestments.co.uk and you will also find a response form on the website to enable comments to
be submitted electronically. Alternatively you can email us, providing the same information as on the form, at
consultationresponses@riveroakinvestments.co.uk.

Deadline
We would be grateful for any responses to this informal consultation to be received by Monday 5th
September 2016. We cannot guarantee that responses received after that date will be taken into account,
but there will be further opportunities to respond in the future.

Roadshow events
This informal consultation is the first of a series of consultation stages that will take place over the next eight
months or so until an application is made to PINS in 2017.
During this informal consultation period, which will run until 5 September 2016, a number of roadshow events
will be held across Thanet to enable local people to find out more about the proposals.
The event schedule is as follows:
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Venue

Date

Time

Broadstairs
Pavilion, Harbour Street, Broadstairs CT10 1EU

Tuesday 12 July 2016

14.00 - 20.00

Margate
Sands Hotel, 16 Marine Drive, Margate CT9 1DH

Wednesday 13 July 2016

14.00 - 20.00

Herne Bay
The King’s Hall Beacon Hill, Herne Bay CT6 6BA

Monday 18 July 2016

14.00 - 20.00

Canterbury
Canterbury Cathedral Lodge,
The Precincts, Canterbury CT1 2EH

Thursday 21 July 2016

14.00 - 20.00

Sandwich
The Guildhall, Sandwich CT13 9AP

Friday 22 July 2016

14.00 - 20.00

Ramsgate
Comfort Inn, Victoria Parade, Ramsgate CT11 8DT

Saturday 23 July 2016

10.00 -16.00

Riveroak Investments
Manston Airport Informal
Consultation Feedback Form
Name

.........................................................................................................................................................................................................................................................................................................................................................................................................................................................................................

Address

................................................................................................................................................................................................................................................................................................................................................................................................................................................................................

..........................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................................

Email address

................................................................................................................................................................................................................................................................................................................................................................................................................................................

Telephone Number

............................................................................................................................................................................................................................................................................................................................................................................................................................

Preferred method of communication (please circle): Telephone / Email / Post

Please note, all responses should give the name and postal address of the respondent,
otherwise the response may not be taken into account.

1

Do you support this project in principle?
Yes / No / Not Sure

2

Do you have any comments on the masterplan on pages 8-9 and our plans for the airport?

3

You will have an opportunity to comment on the preliminary environmental information
in due course, but at this stage are there any comments you wish to make on any
environmental, economic or social aspects that RiverOak need to consider in the
development of their proposals?

4

Have you found the material presented useful?
Yes / No / Not Sure

5

Is there anything else you would like RiverOak and its professional team to consider
as part of the development of their proposals for Manston Airport?

Would you like to be kept updated with
developments relating to this project?
You can subscribe to our email updates at
www.riveroakinvestments.co.uk
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www.riveroakinvestments.co.uk

APPENDIX 2
Diagrams showing RiverOak’s proposed development for Manston Airport
including a full description of development

AS/JCG21463 Manston Airport/Lothian Shelf (718) Ltd Appeals/Appeal Statement 8.7.2016
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Description of the Proposed RiverOak Development at Manston Airport
The existing 2748m east-west aligned runway will be retained for the reopened airport. Subject to an
assessment of the runway condition, it may require rehabilitation to improve the load bearing capacity for
future aircraft operations. The existing taxiway network will need modifications in order to be compliant with
EASA in order to allow Manston Airport to attract the widest range of operators. This will include a new
taxiway parallel to the runway, new taxiways linking the aprons and stands and modifications to existing
taxiways to ensure the gradient of the slope is compliant with EASA guidelines. The existing passenger
apron to the west of the terminal building will be retained. Two new areas of apron covering approximately
208,000m² will provide sufficient areas for the parking of up to 18 aircraft and will be constructed between
the runway and B2050 Manston Road. These facilities will be able to accommodate the larger types of
aircraft, classified as Codes E & F, which many air freight operators currently use. The apron areas will
incorporate ‘slot drains’ to collect surface water runoff. Mast lights (25m high) located around the aprons will
provide the required lighting for safe aircraft operations.
The existing cargo facilities located in the north east of the site will be relocated; new airside cargo facilities,
car park and storage areas will be constructed immediately to the north of the new cargo aprons with direct
access onto a new aircraft apron area. The new cargo facilities will cover approximately 66,000 m² with a
height of 15m with a storage and parking area of approximately 120,000m². Due to the existing topography
and the requirement for compliant taxiway and apron gradients, this area will require regrading to provide a
building platform for the buildings and apron.
The focus for Manston Airport will be air freight and cargo operations; but facilities for secondary supporting
aviation uses, including aircraft maintenance repair and overhaul (MRO) and limited passenger services will
also be provided. The passenger facilities will use the existing terminal and passenger apron, with sufficient
space for up to four additional aircraft stands if required. The existing MRO facility will be replaced with a
new facility capable of accommodating two of the largest types of aircraft.
The existing air traffic control building located immediately to the north of the runway will be retained. All
navigational aid equipment that has been removed from the airport will be replaced to allow the airport to
operate in all weather conditions. A new radar facility will be located in the original position in the northwest
of the site, on the Northern Grass, to replace the former airport radar.
A new fuel farm facility, incorporating best practice in the design and management of fuel storage such as
above ground and bunded fuel tanks, will be constructed. For ease of access the facility will be located
airside within the new areas of development.
In order to support the increased level of activity and development on the site, additional services will be
required. This is likely to include additional internal substations, communication networks, and foul and
surface water connections. The surface water network will include interception, attenuation (winter and
summer ponds) and pollution control facilities designed in accordance with industry best practice and agreed
with the key stakeholders. Where appropriate Sustainable Drainage Systems (SuDS) will be utilised for the
discharge to ground, use of the existing connections to the public drainage system, or existing water
permitted discharge to Pegwell Bay will be utilised.
A new airport access for the cargo/aircraft maintenance facility is proposed on the B2190 (Spitfire Way) to
the west of the existing access. This will link in with other existing proposals for highways improvements that
are being prepared by the Kent County Council Highways Department. RiverOak will work with them to
provide improved access in and around the airport, for example to deliver improvements to the junction of
AS/JCG21463 Manston Airport/Lothian Shelf (718) Ltd Appeals/Appeal Statement 8.7.2016
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Manston Road and Spitfire Way. A landscaping zone between the new internal access road and the public
highway will be provided to screen the development.
The two existing museums on the site, the RAF Manston Museum and the Spitfire and Hurricane Memorial
Museum, will remain and be located in a new museum area. The old Air Traffic Control Tower building,
located to the east of the Spitfire and Hurricane Memorial Museum will be converted to provide a new café
and observation area. The area north of Manston Road, referred to as the ‘Northern Grass’ will be utilised for
other aviation related purposes such as warehousing, hangars, offices and airport related business units, but
will have no direct access for aircraft. The requirements for facilities airside mean that there will be limited
available space within the main site for any expansion of aviation related businesses, and any activities that
can be located landside will be located here. Initial proposals for this area indicated that it could support
multiple business units of various sizes and layouts with an approximate total floor space of 1,400,000m².
The application for Development Consent will include proposals based on outline design parameters. A
safeguarding zone around the airport radar installation will be retained. The size of this area will be
dependent on the type and specifications of the radar.

AS/JCG21463 Manston Airport/Lothian Shelf (718) Ltd Appeals/Appeal Statement 8.7.2016
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APPENDIX 3
Copy of appeal decision APP/C1570/A/10/2141258 – Endeavour House,
Stansted Airport, Essex
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Appeal Decision
Site visit made on 9 March 2011
by Christopher Gethin MA MTCP MRTPI
an Inspector appointed by the Secretary of State for Communities and Local Government
Decision date: 4 April 2011

Appeal Ref: APP/C1570/A/10/2141258
Endeavour House, Cooper’s End Road, Stansted Airport, Essex CM24 1AL
•

•
•
•

•

•

The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission under section 73 of the Town and
Country Planning Act 1990 for the development of land without complying with
conditions subject to which a previous planning permission was granted.
The appeal is made by AP26 Ltd against the decision of Uttlesford District Council.
The application ref. UTT/1552/10/FUL dated 18 August 2010 was refused by notice
dated 19 November 2010.
The application sought planning permission for the erection of an office building and
associated car parking without complying with a condition attached to planning
permission ref. UTT/0511/98/FUL, which was granted on 30 July 1998.
The condition in dispute is no.3 (C.90A), which states that: The office building hereby
permitted shall be used solely in connection with the provision of services and facilities
at Stansted Airport.
The reason given was: Planning permission is granted in this instance only in view of
the need for office accommodation at Stansted Airport.

Decision
1

I dismiss the appeal.

Main Issue
2

The principal issue is the acceptability of the proposed variation by reference to
policies of the development plan which restrict industrial and commercial
development within the boundaries of Stansted Airport to that which is directly
related to or associated with the airport.

Reasons
3

Endeavour House is a large four-storey office building with associated car
parking, located at the edge of Stansted Airport. It was permitted on the basis
that airport-related activities (freight handling, catering, and the like) would
require associated office space. The second floor of the building has never
been used, except for a period of several months in 2007 in connexion with the
public inquiry into the proposed expansion of the airport. The vacancy level in
the building has persisted around 33% since it was erected in 1998.

Appeal Decision APP/C1570/A/10/2141258

4

The appellant seeks a temporary variation of the condition which restricts the
use of the building to office uses in connexion with airport-related activities.
The proposal is for non-airport-related office use of the second floor for a
period of six years. The gross lettable floorspace on the second floor amounts
to 1490sq.m. This corresponds to about one quarter of the space at Endeavour
House and about 8% of the total lettable office floorspace within the airport
boundary.

5

Evidence before me reveals a low level of demand by airport-related users for
office floorspace at Endeavour House and the other office building at the
airport. There is spare office space which has not been taken up. It is clear
that the vacant open-plan second floor at Endeavour House represents an
inefficient waste of a high-quality resource, and I consider that this underuse of
resources represents a material consideration in this appeal. While the
condition restricting its use in connexion with airport-related activity was
clearly necessary and justified at the time of granting planning permission for
the building, it is argued that this purpose is not immediately evident at the
present time – activity at the airport is contracting, and the current recession
offers little prospect of a reversal of this trend in the short term. In this
context the appellant believes that there are prospective tenants of the subject
floorspace, but they would be external companies having relatively little
connexion with the airport.

6

The proposal would be contrary to ‘saved’ policy S4 of the 2005 Uttlesford
Local Plan, which states that industrial and commercial development unrelated
to the airport will not be permitted within the airport boundary. However, the
appellant argues that the proposal would not be contrary to the objective of
safeguarding the land within the airport boundary for airport-related uses, for
the condition itself would persist and could be restored to its entirety after six
years.

7

Policy AIR3 of the Local Plan is concerned with the southern ancillary area of
the airport (where Endeavour House is located) and states that this area will be
principally reserved for airport-related activities. I consider that the use of the
word ‘principally’ here (by contrast with the uncompromising wording of policy
S4) means that the proposal would be acceptable by reference to this policy.

8

The Core Strategy of the Uttlesford Local Development Framework is at the
consultative stage: while little weight can be attached to this, I note that the
thrust of relevant draft policy would be to continue to safeguard land within the
airport boundaries for operational and directly associated airport employment –
the key objective, as at present, being to prevent the airport expanding into
the surrounding area.

9

Policy E7 of the 2008 East of England Plan states that land within the
boundaries of Stansted Airport should be safeguarded for operational and
directly associated airport employment purposes. Bearing in mind the
Secretary of State’s intention to abolish regional planning strategies in the
forthcoming Localism Bill, I consider that the regional and local policies are in
accordance on this issue and that no conflict arises which requires me to attach
weight to policy E7.

2
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10 In contemplating a departure from policy S4 of the Local Plan, I acknowledge
certain benefits from the proposal and little obvious immediate harm. The
proposal essentially concerns the efficient use of an existing under-used
resource – an aim central to government economic policy. It can be seen as a
pragmatic response to a situation which could not reasonably have been
foreseen at the time that policy S4 was adopted – a time of economic optimism
and expansion. It would not compromise the long-term use of the floorspace if
in six years’ time it were seen to be required in connexion with airport-related
activities. In itself, it would not directly compromise the Council’s wider
policies of restraint on the airport’s future growth. I consider that the proposed
non-airport-related use would have an environmental impact identical to use in
connexion with airport-related activities – car parking demand and travel to
work patterns would be indistinguishable.
11 I accept that a temporary permission, as applied for, would give the Council full
control over the future use of the floorspace: it offers a flexible response to
the present situation without prejudicing future options. Granting permission
could be seen as an experimental, pragmatic solution to a specific problem
which need not set any kind of precedent except that of a flexible and
reversible response. It seems likely that there will remain a considerable
amount of vacant office space to satisfy any demand for airport-related office
uses that may arise over the next few years: at present there is no evidence
of such demand. Furthermore, an extant planning permission for two further
office buildings (adjoining the existing ones) is available to provide for any
additional airport-related demand.
12 But there are dangers in granting a temporary permission for the subject
floorspace, as highlighted by interested parties. An approval in this case would
be seen, inevitably, as setting a precedent for allowing temporary non-airportrelated use of any underused floorspace (of whatever class) within the airport.
The extant permissions for offices and commercial buildings on the airport
might be implemented with the confidence that any unused floorspace would
be likely to receive a temporary reprieve from the relevant restrictive condition
applied under policy S4. As regards the subject proposal, it would be difficult
for the Council to justify refusal of a further temporary permission if
circumstances were to have changed little at the end of six years. By
accretion, a situation might develop where significant amounts of floorspace
were being used for activities having little or no relationship with the airport.
This leads me to consider a wider concern expressed by interested parties –
that as a result of such developments the airport might over time tend to
exhibit the characteristics of a business park, whose organic growth and
developing impetus might leave the Council increasingly less able to hold on to
the concept of a self-contained airport in the open countryside. Any growth in
airport-related activity might then result in demand for development outside
the airport boundary.
13 The representations before me make clear that the communities surrounding
Stansted Airport rely on the consistent application of policy S4 to prevent the
airport becoming anything other than an airport. The decision having been
made to develop an international airport on prime agricultural land in an area
characterised by small market towns and villages, the principles of sustainable
development must discourage adventitious commercial uses from being

3
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attracted to this remote rural location unless they are justified in terms of the
airport’s operational needs.
14 Moreover, it is evident that the proposal would not result in any increased
employment or other planning gain. In addressing the problem of this
particular under-used resource at Endeavour House, it would transfer the
under-use to premises elsewhere. It would upset the predictable commercial
parameters relating to office provision in Uttlesford which the consistent
application of policy S4 has established. The appellant states that a possible
tenant of part of the second floor would be a national company seeking to
relocate its regional operation from existing premises in Harlow. The evidence
before me does not suggest that there is a shortage of suitable office space in
the region. The proposal is not, therefore, justified by such a shortage.
15 I therefore conclude that the proposal would prejudice the supply of airportrelated office floorspace at the airport and undermine the wider objective of
restraining the growth of the airport beyond its present boundaries. No
employment or other planning gain has been put forward to justify the
proposed departure from policy S4 of the Local Plan, and I find no other
material considerations of sufficient weight to justify the proposed variation of
the disputed condition.
Conclusion
16 For the reasons given above, and taking all other matters into consideration, I
conclude that the appeal should not succeed.

Christopher Gethin
INSPECTOR

4

APPENDIX 4
Stone Hill Park Project : Drawing no. PL1436-VW-016 Parameter Plan 6 :
Demolition and Retention
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