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REPORT SUMMARY 
 

REFERENCE NO - 20/03281/FULL 

APPLICATION PROPOSAL 

Variation of Condition 3 (Approved Plans); Condition 4 (Details) of 19/01801/OUT - Alterations 

to site layout and submission of a design guide. 

ADDRESS Land North Of 56 Culverden Down Royal Tunbridge Wells Kent TN4 9SG   

RECOMMENDATION to GRANT planning permission subject to conditions (please refer to 

section 11.0 of the report for full recommendation) 

SUMMARY OF REASONS FOR RECOMMENDATION 

• The proposal is for minor variations to an extant planning permission for eight dwellings 
which was granted in October 2019 (there is also a separate, unrelated extant 
permission on the site for five detached dwellings granted in June 2019); 

• In the absence of a five year supply of housing, the housing supply policies (including 
those related to the Limits to Built Development (LBD) are “out-of-date”. Paragraph 11 
and Footnote 7 of the National Planning Policy Framework (NPPF) requires that where 
relevant policies are out-of-date that permission for sustainable development should be 
granted unless specific policies in the NPPF (in this case, Irreplaceable Habitats) 
indicate that development should be restricted (and all other material considerations are 
satisfied); 

• Following assessment against NPPF Para 11, the proposal would continue to result in 
the delivery of sustainable development and therefore permission should be granted, 
subject to all other material considerations being satisfied. The proposal is considered to 
accord with the Development Plan and Local Policy in respect of these material 
considerations. 

• The proposal is located to adjacent to the settlement boundary (LBD) of a Tier 1 
settlement (Tunbridge Wells), is adjacent to a secondary school and within walking 
distance of the nearest primary school; 

• The development is proposed for land within the Rural Fringe and the principle of 
residential development on this site has previously been accepted; 

• The proposal would enable the delivery of a self-build development; 

• The indicative design, form and scale of the proposed dwellings are considered to be 
appropriate and would create a good quality development. 

• No changes are proposed to the previously approved access arrangements from the 
public highway; 

• The number of residential units is considered to be appropriate to this site and remains 
unchanged from the extant October 2019 planning permission; 

• There would not be any significant ecological or tree impact as a result of the revised 
development; 

• The development would not be significantly harmful to the residential amenities of 
neighbouring dwellings; 

• Other issues raised have been assessed and there are not any which would warrant 
refusal of the application or which cannot be satisfactorily controlled by condition. 
 

INFORMATION ABOUT FINANCIAL BENEFITS OF PROPOSAL 

The following are considered to be material to the application: 

Contributions (to be secured through Section 106 legal agreement/unilateral 
undertaking): N/A 
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Net increase in numbers of jobs: N/A 

Estimated average annual workplace salary spend in Borough through net increase in 
numbers of jobs: N/A 

The following are not considered to be material to the application:  

Estimated annual council tax benefit for Borough: £1430.00 

Estimated annual council tax benefit total: £14300.40 

Annual New Homes Bonus (for first year): £8000.00 

Estimated annual business rates benefits for Borough: N/A 

REASON FOR REFERRAL TO COMMITTEE 

Referred by Head of Planning Services 

WARD St Johns PARISH/TOWN COUNCIL 

N/A 

APPLICANT Mr Gary Jarvis 

AGENT Martin Hull 

DECISION DUE DATE 

11/02/21 

PUBLICITY EXPIRY DATE 

29/12/20 

OFFICER SITE VISIT DATE 

Various 

RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining 

sites): 

App No Proposal Decision Date 

19/01138/LDCEX Lawful Development Certificate 
(Existing): Use of Garden Cottage 
building as a residential dwelling together 
with associated garden curtilage.. 

Granted 30/08/19 

19/00502/FULL Erection of 5 dwellings, parking and 
landscaping 

Granted 04/06/2019 

17/04306/OUT Outline (Access and layout not reserved) 
- Erection of 8 No. detached dwellings 

Refusal reasons: 

1) The proposed development would 
result in the loss and deterioration 
of an area of designated Ancient 
Woodland. The proposal would 
not on balance comprise 
sustainable development. 

2) There is insufficient evidence that 
the proposal would not have a 
significantly harmful impact upon 
protected species, as the 
additional dormice surveys 
recommended within the 
submitted Phase 1 Habitat 
Survey have not been provided. 
The proposal would not on 
balance comprise sustainable 
development. 

Refused 19/10/2018 

90/00205/FUL Culverden Down development - Erection Refused 30/07/1990 



 
Planning Committee Report 
13 January 2021 

 

of 144 flats (126 retirement), 3 retirement 
houses with wardens 
accommodation/office; New access road 
and associated parking 

(appeal 
dismissed) 

87/00269/OUT Outline (means of access not reserved) - 
Residential development 

Refused 
(appeal 
dismissed) 

29/12/1987 

 
MAIN REPORT 
 
1.0 DESCRIPTION OF SITE 
 
1.01 The site is located to the north-west of Tunbridge Wells. It comprises a small existing 

dwelling, 54a Culverden Down (aka Garden Cottage) and some 1.6 hectares of 
associated land. The land mostly consists of a flat landscaped area with some trees. 
There are artificial terraces along the eastern boundary of the site and there is a 
concrete pond to the north. Some of this engineering work (along with the trackways 
within the site itself, an area of hard surfacing on the eastern side and the storage of 
various materials) was originally unlawful, but has gained immunity over the passage 
of time. 

 
1.02 The site is located at the base of a former quarry and as a result the east and west 

boundaries of the site are characterised by vertical or near vertical exposed 
sandstone faces, rising to a height of c.4.5m on the east side and in places up to 
c.7m on the west.  

 
1.03 The site is accessed by two tracks leading from Culverden Down, which sits at the 

top of the ridge. The tracks then curve down to the site, one of which also serves the 
neighbouring properties (Nos.54 & No 56). Sandstone gateposts, on Culverden 
Down, mark the entry to both accesses (although the easternmost gateposts have 
recently been re-sited further back into the site). The driveways may have served a 
former Victorian house/folly, known as ‘Culverden Castle” (demolished in 1959). 

 
1.04 The site is almost entirely enclosed by surrounding woodland. The woodland to the 

west and south of the site is Ancient Woodland and is protected by two Tree 
Preservation Orders. The site lies within land designated as ‘Rural Fringe’. There are 
Local Wildlife Sites to the east and west - a Site of Local Nature Conservation Value 
also wraps around the site to the north and west.  

 
1.05 The site is bounded to the south by two properties; a redeveloped former stable 

building (No.56 Culverden Down) on the left, and an early 20th century house (No.54 
Culverden Down, known as ‘Elysian Fields’) on the right. Culverden Football Stadium 
and Bennett Memorial Diocesan School are to the west. 

 
2.0 PROPOSAL 
 

Background 
2.01 19/01801/OUT granted outline planning permission for the construction of 8 detached 

dwellings. Only access and layout were fixed – scale, appearance and landscaping 
were deferred to the Reserved Matters (RM) stage. The layout indicated a proposed 
housing mix of 2 x 6-bed dwellings, 4 x 5 bed dwellings and 2 x 3-bed dwellings with 
parking and private gardens.  
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2.02 There is already vehicular access to the site in the form of two, long established, 
tracks that run from Culverden Down. The tracks are constructed of loose stones and 
pass through woodland. As part of this application, it was proposed to install a one 
way system with ingress utilising the eastern most access and egress utilising the 
southern most access. We are told that access to the neighbouring properties (54 
and 56 Culverden Down) will remain unaffected.  
 

2.03 There is a separate extant full planning permission on the site for five dwellings which 
has not been implemented (ref: 17/04306/OUT). 
 
Current proposal 

2.04 This is a minor material amendment application to undertake changes to the 
approved layout plan and related planning conditions of 19/01801/OUT to facilitate a 
self build scheme by individuals.  

 
2.05 The covering letter explains that custom or self build individuals require the ability to 

purchase individual serviced plots from the landowner so that they can apply for RM 
and build their own houses. The applicant submits that a design guide needs to be 
approved together with individual ‘plot passports’ which set out how each of the plots 
and dwellings could be designed. The landowner will provide site wide infrastructure 
ranging from drainage, to roads to landscaping and discharge those relevant 
conditions either in full or in part. The individual would then be responsible for 
discharging planning conditions and RM related to each individual plot. These details 
would be submitted at a later date by the self-build developer’s design partner. 
 

2.06 In reviewing the scheme layout for this approach, some minor design changes to the 
layout are included. It has been adapted to reduce the amount of hard-standing; 
increase the amount of garden/green space proposed; and to contain parking/ 
garages within the curtilage of each individual plot. It also includes the removal of a 
cypress tree (T23) and the concrete carp pond to the north. The tree is TPO 
protected by virtue of lying within the wider woodland TPO area order covering parts 
of the site. 
 

2.07 The purpose of the application is also to amend condition number 3 in order to 
secure a revised layout plan; and to amend condition 4 to enable the LPA to adopt a 
design guide and its associated plot passports.  
 

2.08 It is important to note that the precise layout of the individual plots (e.g. dwelling 
footprint, balance of hard surfacing / grassed areas) is not a matter that is proposed 
to be fixed by this Outline application. Planning legislation1 states that “layout” 
‘means the way in which buildings, routes and open spaces within the development 
are provided, situated and orientated in relation to each other and to buildings and 
spaces outside the development’. The precise layout of each individual plot cannot 
be fixed at this stage as each individual plot purchaser will have their own aspirations 
in that regard. The RM of “Appearance” is defined as ‘the aspects of a building or 
place within the development which determines the visual impression the building or 
place makes, including the external built form of the development, its architecture, 
materials, decoration, lighting, colour and texture’.  
 

2.09 The submitted Design Guide shows the ‘build zone’ (maximum footprint of the 
dwelling) plus the direction of the primary and other elevations, access point and 
curtilage. There is considered to be sufficient information to fix ‘layout’ as defined 

 
1 Part 1 (2) of The Town and Country Planning (Development Management Procedure) (England) 
Order 2015 
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within the DMPO at this stage with the remaining details of the development can be 
sought under ‘appearance’ at the RM stage. 

 
3.0 SUMMARY INFORMATION 

 Existing  Proposed Change (+/-)  
Site Area 1.58ha 1.58ha No change 

Land use(s) including floor 

area(s) 

Extended 

garden area / 

nil use 

8 x dwellings   

Car parking spaces  None 2 spaces per 

plot 

N/A 

No. of storeys Existing 

dwelling 

(Garden 

Cottage) is 

single storey 

Up to 2½  

storey 

(indicative) 

N/A 

Max height Not known No details (this 

is a Reserved 

Matter) 

N/A 

Max eaves height Not known No details (this 

is a Reserved 

Matter) 

N/A 

No. of residential units 1 8 +8 

 
4.0 PLANNING CONSTRAINTS 

• Agricultural Land Classification Grade 3 

• Ancient Woodland + 30M Buffer Area 

• Ashdown Forest 15 Km Habitat Regulation Assessment Zone 

• Biodiversity Opportunity Areas 

• Green Belt boundary is 75m away to the north 

• Limits to built development – outside 

• Public Access Land Broomhill And Reynolds Lane Pastures 

• Site of Local Nature Conservation Value (Reynolds Lane Woodland, Tunbridge 
Wells - Ref 13). 

• Tree Preservation Orders: 002/1988 to the south of the site, 0029/2016 to the 
west 

• Gate piers of local historic interest and therefore are likely to be considered local 
heritage assets (and non-designated heritage assets in accordance with 
paragraph 135 of the NPPF) 

• Rural Fringe site 

• Reynolds Lane to the north is a Rural Lane 
 
5.0 POLICY AND OTHER CONSIDERATIONS 
 

In determining this application, the Local Planning Authority had regard to the 
following: 

 
The National Planning Policy Framework (NPPF)  
National Planning Practice Guidance (NPPG)  

 
 Site Allocations Local Plan Adopted 2016  
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• Policy AL/STR 1: Limits to Built Development 
 

Tunbridge Wells Borough Core Strategy 2010  

• Policy 1: Delivery of Development  

• Policy 2: Green Belt 

• Policy 3: Transport Infrastructure 

• Policy 4: Environment 

• Policy 5: Sustainable Design and Construction  

• Policy 6: Housing 

• Policy 9: Development in Tunbridge Wells 

 
Tunbridge Wells Borough Local Plan 2006  

• Policy LBD1: Development outside the Limits to Built Development 

• Policy EN1: Development Control Criteria 

• Policy EN8: Lighting 

• Policy EN15: Statutory Local Nature Reserves and other non-statutory Nature 
Conservation Sites 

• Policy EN16: Protection of groundwater and other watercourses 

• Policy EN25: Development Control Criteria for all Development proposals 
affecting the rural landscape 

• Policy ED5: Conversion of rural buildings to Economic Development Use 
outside Limits to Built Development 

• Policy TP4: Access to the road network 

• Policy TP5: Vehicle Parking Standards 

 
Supplementary Planning Documents/Guidance – Rural Lanes SPG, Landscape 
Character Assessment SPD, Landscape and Nature Conservation SPD, Local 
Heritage Assets SPD 
 
Other documents:  
Kent and Medway Structure Plan 2006 Supplementary Planning Guidance SPG 4:  
Kent Vehicle Parking Standards (July 2006) 
 

6.0 LOCAL REPRESENTATIONS 
 
6.01 Four site notices were displayed close to the application site on 29 November 2020. 

The application was also advertised in the local press. 
 
6.02 No comments have been received in response. 
 
 
 
 
 
 
7.0 CONSULTATIONS 
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 Southern Water 
7.01 (11/12/20) - Southern Water have no comments to variation of conditions 03 and 04 

submitted by the applicant. The comments in the response dated 07/08/2019 remain 
unchanged and valid. 

 
 Kent Police 
7.02 (11/12/20) - Having reviewed the applicants covering letter, have no additional 

comments to make. 
 
 KCC Flood and Water Management 
7.03 (23/11/20) - No further comment to make on this proposal as the conditions do not 

relate to SUDS. 
 
 Mid Kent Environmental Protection 
7.04 (02/12/20) – no comments 
 
8.0 APPLICANT’S SUPPORTING COMMENTS (summary of covering letter) 
 
8.01 Accompanying this application is a review of T23 and of the ecology related to that 

tree and the concrete carp pond. The respective advisors conclude that the loss of 
the trees would not be harmful to wider matters of interest. The tree is a non native 
species and so does not sit comfortably with the form of the nearby woodlands. The 
tree is concluded not to have a high amenity value and its position relative to the 
dwelling on the approved layout would result in pressure for removal. It was noted 
that scope exists when the landscaping scheme is developed to replace it with more 
trees of an appropriate type and species. Overall, the benefits to the plot 
arrangements and future residential amenity is supportive in this case. 

 
8.02 In relation to ecology, the tree was visually surveyed and negligible opportunity for 

bat roosts were to be found. In a similar vein, the pond was not considered to be a 
suitable habitat for newts with negligible potential. Our understanding is that the 
presence of carp and the concrete liner is not suitable as habitat. 

 
8.03 It is therefore concluded that these matters need not prevent the adjustments being 

sought to the layout plan. 
 
8.04 The proposed changes to the conditions are necessary to facilitate a self build 

strategy and follow on from the pre-application. The scheme changes represent an 
exciting opportunity for self builders and this could act as a flagship development for 
the area. 

 
9.0 BACKGROUND PAPERS AND PLANS 
 
9.01 Application form 
 Cover letter dated 06/11/20 
 Letter from ecologist dated 27/07/20 
 Letter from tree consultant 19/06/20 
 Drawing P012A (Proposed Site Layout) 
 Design Guide 2020 
 E-mail from agent 17/12/20 and attached suggested condition wording/re-ordering 
 
 
 
10.0 APPRAISAL 
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10.01 The site is outside (but adjacent to) the Limits to Built Development (LBD), within the 

designated Rural Fringe. The main issues are therefore considered to be: 
 

• The principle of the development at this site, including  
o Five year housing supply; 
o Use of Rural Fringe land; 
o Housing and self-build matters; 
o Locational sustainability; 
o Impact upon non-designated heritage assets (gate piers) and archaeology; 
o Impact on trees and Ancient Woodland; 
o Ecology; 
o Design/landscape impact; 

• Highways/parking;  

• Flooding and drainage; 

• Residential amenity;  

• Developer contributions and affordable housing, and  

• Other relevant matters. 
 

Principle of the development 
10.02 The adopted Development Plan policies seek to direct new residential development 

to the most sustainable locations, which are indicated by the LBD. However, the fact 
that the Council cannot demonstrate a 5 year housing land supply is highly relevant 
to this application. 
 

10.03 The principle of development on this site was considered acceptable in paras 11-45 
of the delegated report to the extant planning permission 19/01801/OUT. The issues 
that were examined under that heading will also be detailed here and any differences 
in the two schemes will be addressed. 
 

10.04 The report to 19/01801/OUT set out that the Council could not demonstrate a five 
year housing supply. It still cannot, although the figure has increased from 4.69 years 
to 4.83 years.  
 

10.05 The proposal was evaluated against NPPF Para 11 (d) and it was not considered that 
matters forming part of Footnote 7 as relevant to this site (Irreplaceable Habitats) 
provided a clear reason for refusal. They are still considered not to, as detailed 
further below. 
 

10.06 The site was, and still is, not considered to be “isolated” and therefore para 79 of the 
NPPF is not considered to be applicable. 
 
Rural Fringe 

10.07 The site lies outside the Green Belt and the proposal would have no direct impact 
upon its openness. With regards to the Rural Fringe, the previous three applications 
were determined on the following basis: 
 

o The site is greenfield and falls within the Rural Fringe designation (long term 
land reserve) under Policy AL/GB4 of the TW Site Allocations Local Plan 
(SALP) 2016. This supersedes Policies RF1 & RF2 of the 2006 Local Plan. 
Given the site has sloping edges in parts as a former quarry and its wooded 
nature, it is self contained from neighbouring uses in the remaining part of the 
Rural Fringe which consist generally of recreational (Culverden Football 
Ground) and educational (Bennett Memorial School) uses. 
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o The supporting text to AL/GB4 states at 4.22-25 that this site was designated 

as Rural Fringe in the 2006 Local Plan (Policy RF1) and will continue to be 
designated as long-term land reserves in the SALP. Although these sites are 
not considered to have a potential for development within the Plan period, in 
the longer term it may be appropriate to consider them for development. 
However, it should be noted that, even in the longer term, it is not expected 
that every part of these Rural Fringe sites will be suitable for built 
development. The Core Strategy Review (Local Plan) will reassess the 
availability and suitability of these three Rural Fringe sites, if required. In the 
meantime, it is considered appropriate to retain their Rural Fringe designation 
to provide flexibility when assessing the borough's long-term land reserve in 
future Plans. 

 
o NPPF 139 states that when defining Green Belt boundaries, plans should: 

 
c) where necessary, identify areas of safeguarded land between the urban 
area and the Green Belt, in order to meet longer-term development needs 
stretching well beyond the plan period;  

 
d) make clear that the safeguarded land is not allocated for development at 
the present time. Planning permission for the permanent development of 
safeguarded land should only be granted following an update to a plan which 
proposes the development;  

 
o Although the above highlighted policy and NPPF guidance clearly state that 

long term land reserve in the Rural Fringe should be safeguarded and only 
granted permission for development following a Local Plan review, there are 
other matters to consider such as borough housing supply and delivery. 

 
o The above NPPF considerations regarding housing supply have been given 

significant weight. Taking in to account the divorced nature of the site relative 
to its surroundings (owing to the change in levels and extensive surrounding 
woodland) and following advice given by the Council’s Planning Policy team, 
it is concluded that on balance, the Council’s lack of a 5 year housing supply 
outweighs the long term land reserve policies relating to the Rural Fringe; and 
there is no overall planning policy objection to the proposal in respect of the 
proposed development in the Rural Fringe. Also given the self contained 
nature of the site, described above, it would not compromise the development 
of the remaining part of the Rural Fringe in the future. 

 
10.08 The principle of development on this site has already been established. The same 

approach to development within the Rural Fringe is still considered to be applicable 
now, despite the increase to eight units. 

 
Housing and self build matters 

10.09 It was set out in the delegated report to 19/01801/OUT that; 
 

• The dwellings as permitted are not required to be affordable or aimed at an 
affordable end of the market; 
 

• The need to provide smaller dwellings needs to be balanced with the need to 
limit the impact on both the site’s rural setting and the open countryside to the 
rear.  
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• 19/01801/OUT provides three extra dwellings, two of which are indicatively 
three bed houses. 

 

• A more loose knit development is more appropriate here – an over-intensive 
development comprising a larger number of smaller dwellings is likely to create 
a greater impact on the site’s rural setting as well as greater pressure upon 
both the trackways within the Ancient Woodland and the AW buffer to the west.  

 

• More dwellings carry with them a greater parking requirement, a risk of tighter 
gardens and a consequent greater risk that development will spread in to the 
surrounding areas which are shown to be left open and undeveloped.  

 

• On balance the mix and numbers proposed here are considered to be 
acceptable for this site.  

 
10.10 The Self Build and Custom Housebuilding Act 2015 requires a relevant authority to 

keep a register of individuals and associations of individuals who are seeking to 
acquire serviced plots of land in the authorities’ area. TWBC’s register was 
established on 1 April 2016. The Council’s register currently identifies an overall need 
for 164 self-build plots which are required to be delivered between the 30th of 
October 2019 and the 30th of October 2021. 

 
10.11 The Act imposes a duty to keep a register, and to grant sufficient development 

permissions in respect of serviced plots of land to meet the demand as evidenced by 
the number of entries on the register in a base period (3 years). The PPG confirms 
the register may be a material consideration in decision making and evidence should 
be used in the plan-making function. 

 
10.12 Since the introduction of the register, there have been five base periods where 

applicants have registered a demand in the borough (from 01 April 2016 to 30 
October 2020). All subsequent base periods will run from 31 October to 30th October 
each year. As of 30 October 2020, following the introduction of a local connection 
test in June 2020 and a review of the Register, there are 134 applicants on the 
Register, of which 108 are on Part 1 (meet the local connection test criteria) and 26 
are on Part 2 (do not meet the local connection test criteria). 
 

10.13 As the Council does not have a monitoring mechanism in place to monitor 
self/custom build schemes (for example, in the absence of CIL), it is noted that no 
other specifically identified self/custom build schemes like the subject application 
have been permitted during these five base periods (01 April 2016 to 30 October 
2020). However, the Council carried out a survey between 27 May – 22 June 2020 
whereby all agents and applicants of single dwelling completions between 01 April 
2016 – 31 March 2019 were contacted as a means of determining the proportion of 
these considered to be self/custom build. The results of this survey indicated that 
approximately 50% of single dwelling completions are self/custom build. Applied to 
completions between 01 April 2016 – 31 March 2020, this equates to approximately 
120-125 self/custom build completions. There are also circa. 180 extant single 
dwelling permissions as at 01 April 2020 (where circa. 90 could be considered 
self/custom build). 
 

10.14 While numbers remaining on the Register from previous base periods following the 
implementation of the local connection test represents those who have not yet had 
their need met (i.e. 108 on Part 1), the upcoming Local Plan, due to be adopted in 
2022, will aim to meet both this existing need of 108 (Part 1), as well as projected 



 
Planning Committee Report 
13 January 2021 

 

forward to the end of the Plan period (31 March 2038) based on the average number 
of registrations per month. It is therefore considered that the fact that the proposal is 
for self/custom build, does not add any material weight in the assessment of the 
proposal in the context of the presumption in favour of sustainable development 
(Para 11 of the NPPF), as a consequence of the lack of a five year housing land 
supply. 
 
Locational sustainability 

10.15 Matters in this regard remain unchanged. The site remains adjacent to the LBD of a 
large settlement and is close to schools, shops and other services. 

 
Impact upon non-designated heritage assets (gate piers) and archaeology 

10.16 In the report to 19/01801/OUT it was set out that; 
 

‘The historic background to the gate piers is explored in the heritage statement. The 
piers are attached to sections of stone walling which appear contemporaneous – they 
are access point and the only remnants of Culverden Castle, a Victorian house/folly 
that formerly stood nearby until the late 1950s. It is noted that two of the piers have 
been re-sited and that a pedestrian access has been cut through the northern 
walling. The Conservation Officer did not object to this work in 2018. KCC Heritage 
make no comment upon the proposals either.’ 

 
10.17 The same approach is considered appropriate now, given there are no changes to 

the proposals that would affect archaeological or heritage matters. 
 

Impact upon trees 
Tree protection matters 

10.18 As set out above there are two areas of TPO protected woodland within/close to the 
site. 002/1988 covers the whole of the area between Huntleys Close and 50a 
Culverden Down including the accesses to Bennett Memorial and the football 
ground, plus the existing access roads to this site and Nos 56/54a. 0029/2016 also 
covers these access roads along with the Ancient Woodland to the west (dividing 
the football ground from the application site) and further woodlands to the 
north/west alongside Reynolds Lane. Only the woodland to the west (which also 
wraps around the north of the school and football ground) is Ancient Woodland. The 
red line of the application site crosses through all of these areas.  

 
10.19 The report to 19/01801/OUT set out the following; 
 

In the application refused in 2018 the Tree Officer set out concerns in respect of the 
TPO protected woodland to the south, the main issue being the need to use bound 
surfacing in places due to the gradient of the track. The consequent need to construct 
a supporting base would have implications for the root systems of the trees closest to 
the track. The applicants then suggested a particular product (Terram Geocell) which 
the Tree Officer considered acceptable in principle subject to conditions. The same 
approach will be taken here. 
 
The boundary of the TPO protected area to the west is contiguous with the AW 
boundary. No specific tree impact issues (e.g. implications for root protection areas or 
future pressure to lop/fell/reduce due to shading of gardens/living areas) have been 
raised regarding this area. 

 
10.20 This revised scheme does not seek to alter the access details and in this respect the 

impact during the development phase on the TPO protected trees remains 
unchanged. 
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10.21 This scheme now proposes the removal of a tree on the northern boundary (T23). 

This relates to the loss of a Lawson’s Cypress tree from the garden area of Plot 6 (it 
was previously sited within the garden zone of Plot 8). This tree was referred to as 
T23 in the tree survey accompanying the extant permission, graded at B1, in a fair 
physiological condition and good structural condition. It was originally proposed to be 
retained. It has previously been demonstrated that eight dwellings can be 
accommodated here without the need to remove the tree.  

 
10.22 LP Policy EN13 states ‘Development will not be permitted if it would damage or 

destroy one or more trees protected by a Tree Preservation Order, or identified as 
Ancient Woodland, or in a Conservation Area, unless: 

 
1. The removal of one or more trees would be in the interests of good arboricultural 

practice; or 
2. The desirability of the proposed development outweighs the amenity value of the 

protected tree.’ 
 
10.23 The application is accompanied by a letter from a tree consultant which states that 

the removal of T23 presents neither a significant loss of amenity given the 
surrounding tree cover; nor can it be considered a high value tree (especially given it 
is not a native species). They consider that its position near one of the proposed 
dwellings might result in future pressure to remove the tree or for it to be regularly 
pruned. 

 
10.24 It is also considered there is significant opportunity for replacement planting on this 

site and long-term protection of the Ancient Woodland through the provisions of the 
extant permission. The tree is covered by a Woodland TPO rather than being 
individually protected so it can be compensated for appropriately within the buffer 
zone. Guideline species suggested by the consultant should be native, ideally 
matching surrounding woodland. Examples of mature tree species that may be 
suitable at the site could be: 

 
o Common beech, (Fagus sylvatica) 
o Pedunculate oak, (Quercus robur) 
o Sweet chestnut, (Castanea sativa) 

 
10.25 This is an approach that the Tree Officer did not object to at the pre-application 

stage. Tree sizes, species and establishment details can be secured by condition. 
 

Ancient Woodland 
10.26 The report to 19/01801/OUT set out the following; 

 
‘The Landscape & Biodiversity Officer previously advised the extent of the wooded 
area covered by ancient woodland mapping is closely consistent with historical maps 
(some tolerance would be acceptable owing to the differing projection methods 
used). The area east of the ancient woodland boundary has - since the second 
edition OS mapping - been subject to change and mostly put to amenity use. There 
was more woodland cover in recent years in this area but it would not be classed as 
ancient woodland. Aerial photographs also show a consistent extent of ancient 
woodland up to 2015. 

 
Importantly, the PPG sets out that LPAs should decide on the weight given to Ancient 
Woodland and veteran trees on a case-by-case basis, taking account of the NPPF 
and relevant development plan policies. If planning permission is granted, the LPA 
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should use planning conditions or obligations to make sure the developer either 
avoids damage or mitigates against damage. 

 
In the 2018 refused application, a discrepancy arose regarding the extent/location of 
the Ancient Woodland. Drawing 01C submitted by the applicant was inconsistent with 
the applicant’s own ecology survey mapping. This issue was rectified last time and 
the only development within the 15m buffer zone are the pre-existing trackways that 
are immune from enforcement action. The scheme, other than the minor amount of 
traffic associated with three extra dwellings, would have no greater impact on Ancient 
Woodland than the extant five-house scheme.’ 

 
10.27 The boundary of the developed area relative to the Ancient Woodland and its 

attendant buffer remains unchanged - no development over and above that permitted 
last year is proposed for this area. 

 
Ecology 

10.28 This matter was subject to extensive commentary by the Landscape & Biodiversity 
Officer for the 2018 refusal. It was also extensively dealt with in the report to 
19/01801/OUT;  

 
33. Additional surveys were recommended by the Dec 2017 Protected Species 

Report (Corylus Ecology); 
 

• A third activity survey for bats (transect and static monitoring) was advised to 
be undertaken during the spring period (May – June);  

 

• Monitoring of a badger sett and other mammal holes to be undertaken in the 
spring (Feb – Apr) and on a regular basis up until works commence, with 
information used to design a badger mitigation strategy (and inform whether a 
badger licence is needed);  

 

• Presence/absence eDNA update surveys of ponds P3, P4 and P5 to be 
undertaken within 4 years of the development starting to allow any EPSM low 
impact licence to be sought if required; 

 

• Possible presence/likely absence surveys for dormice. 
 
34. The applicant then provided further ecological information; 
 

• An Ecological Impact Assessment dated June 2018 by a different ecologist 
(Grassroots Ecology); 
 

• Letters dated 22/08/18 and 19/09/18 from Grassroots Ecology advising that 
two check surveys for Dormice were conducted on 16/08/18 and 11/09/18 
which uncovered no evidence of the species – monthly checks will continue 
until November (when the dormouse hibernation period begins). 

 
35. The June 2018 Grassroots Ecology document summarises that; 
 

• Site of Local Nature Conservation is now addressed; 
 

• It argues there is ‘confusion over habitats present within the application site’ 
and presents an updated phase I habitat survey; 
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• Requirement for botanical survey is not considered to be required given the 
nature of development proposal, the retention of the habitat and the 
management strategy to be secured; 

 

• An outline of the LEMP ecological element is set out with the full Landscape 
and Ecological Management Plan (LEMP) to be secured by way of planning 
condition once detailed design/reserved matters submissions have been 
made; 

 

• Bat activity survey: third survey recommended by Corylus Ecology – this 
additional survey was performed on 04-May-2018. Corylus Ecology stated 
that “…It is considered unlikely that a third survey (in spring) would 
significantly alter the evaluation of the overall importance of bats using the 
Site…”. The May 2018 survey affirms this statement as no addition species or 
elevated activity was observed; 

 

• Hazel Dormice: potential requirement for a survey identified by Corylus 
Ecology – this survey has been scoped out as the adjacent woodland has not 
been judged to provide optimum habitat; 

 

• Great Crested Newts: populations are known in the vicinity – a low-impact 
mitigation license is not considered to be required in this instance as the 
likelihood of encountering this protected species within the application site has 
been judged to be sufficiently low; 

 

• Badgers: populations are present in the immediate vicinity – appropriate 
safeguard measures during construction have been recommended. 

 
36. Circular 06/2005 states that the presence of a protected species is a material 

consideration when a development proposal is being considered which would be 
likely to result in harm to the species or its habitat and says that it is essential that 
the presence or otherwise of protected species, and the extent that they may be 
affected by the proposed development, is established before any planning 
permission is granted.  

 
37. Circular 06/2005 advises that surveys should only be required by condition in 

exceptional circumstances. However, the reduction of the area proposed for 
development and the siting of all development outside the Ancient Woodland and 
its 15m buffer area; plus the limited evidence of the species detailed in the two 
letters from Grassroots Ecology and the November 2018 Ecological Impact 
Assessment (which details at 2.14 that monthly checks of the nest boxes 
continued until November 2018 and this also included searches for 
characteristically nibbled hazelnut) make it difficult to justify refusal on this 
ground. Last time the application was verbally discussed with the Landscape & 
Biodiversity Officer who does not object to this approach, subject to conditions.  

 
10.29 The scheme as amended would have no greater impact on the AW buffer zone to the 

side of the site and the overall area to be developed remains unchanged.  
 

10.30 The scheme would result in the loss of a pond towards the north of the site however 
this is a modern ornamental concrete lined structure. In the December 2017 Phase 1 
survey the HSI Score for the pond was 0.74 which equates to a ‘Good’ suitability to 
support great crested newt. P2 was also subject to a single presence/likely absence 
torching survey visit in spring 2012 and eDNA testing in spring 2017. Both returned a 
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negative result with regard to GCN. The 2011 torching surveys revealed a low 
population of smooth newt Lissotriton vulgaris in P2. An incidental record of this 
species was also noted again in P2, in 2017 however only the sale of this species is 
prohibited under the Wildlife and Countryside Act 1981.  
 

10.31 An addendum to the previous ecological reports which addresses the removal of the 
pond has been submitted. The applicant’s ecologist conducted a site visit on the 13th 
July 2020, in order to assess the tree T23 and the concrete carp pond in terms of 
their ecological value. The results were; 
 

• The cypress tree (T23) was considered to provide negligible potential to 
support roosting bats. In addition, its overall ecological value was considered 
to be low. 

 

• The tree (T23) was assessed as having low potential to support breeding 
birds. 

 

• The pond (which includes bamboo, an invasive species) was considered to 
provide negligible potential to support great created newts. In addition, the 
overall ecological value of the pond was considered to be low. 

 
10.32 The removal of the cypress tree (T23) and the concrete pond will not result in a 

decrease in ecological value at the site. No further ecological surveys are considered 
necessary by the applicant’s ecologist. The proposal will therefore result in no 
materially different impact that the extant permission. 
 

 Design/landscape impact 
10.33 At Development Plan level, protection of the landscape is addressed in Core Policy 4 

(1) of the CS which seeks to conserve and enhance it. LP Policy EN25 sets out the 
criteria that development outside the LBD is required to satisfy; including that the 
proposal has a minimal impact on the landscape character of the area. The report to 
19/01801/OUT set out that; 

 
‘Clearly harm will arise from a residential development of what is currently an open 
site, which has no other permitted use to agriculture but which appears to have been 
in some level of extended garden use for some time now. It has been partly 
compromised by unlawful development (land levelling, construction of roadways) but 
this has not been taken in to consideration in assessing its current state. However, 
significant weight has been given to the extant permission for five dwellings.   

 
It was set out in the report to the extant permission that the physical character and 
perceptual qualities of this site strongly contrasts with other land within this sub area 
(schools and school playing fields) and unsurprisingly suggests that it is more 
sensitive than Medium/Low. Whilst outside the AONB and within the Rural Fringe, it 
clearly has its own sensitivities and strong character which need to be respected. The 
site is well enclosed and that very little can be seen in the wider landscape, with 
some oblique views from Reynolds Lane and the football ground being the main 
public/semi public views.  

 
The submitted plans indicate that localised level changes will take place in the site. 
Clearly there will be a visual impact from the additional and re-surfaced roadways 
through the woodlands and the additional domestication of the site but this is to be 
expected in a Rural Fringe site where development will ultimately come forward at 
some point after its designation.  
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The layout still remains outside the Ancient Woodland Area and notwithstanding the 
increase in numbers from 5 to 8 still shows larger dwellings within reasonably sized 
curtilages. Further details will be sought at Reserved Matters stage. 
 

10.34 The layout (being a matter which is proposed to be fixed at this stage) has been 
amended. However this change is not considered to result in a materially different 
impact from the development. The lost tree T23 can be compensated for and the 
concrete carp pond is of no amenity value.  

 
10.35 There is no particularly strong design precedent to be followed except that the site 

does have a rural character. The indicative designs and material palette are 
supported. The other designs, through their use of materials are considered to reflect 
the general rural form, colours and materials of the area (with contemporary takes on 
the designs in some cases). The indicative 2.5 storey height overall is considered to 
be acceptable. 
 

10.36 The ‘plot passports’ are useful documents however it must be remembered that only 
access and layout can be secured at this stage. Thus the Council cannot exercise 
restriction over design matters at this stage. The exact form, scale and appearance of 
each dwelling can be varied as part of the discharge of RM details concerning 
‘appearance’. 

 
10.37 The scheme still ultimately has the character of a small development within a 

self-contained setting.  
 

Summary in respect of the principle of the development 
10.38 In the report to 19/01801/OUT it was set out that; 

 
As a whole, the proposal is considered to comprise sustainable development. In 
terms of the positive aspects: 

 

• the provision of eight dwellings is a positive, although only moderate weight 
can be attached to this as total provision is a relatively low number and all but 
two of the dwellings are five/six-bedroomed; 

• the site is within the Rural Fringe where the is a presumption in favour of 
development; 

• the site is close to a large settlement and is not isolated (as per the NPPF 
para 79 definition); 

• the development can largely be accommodated within the existing site levels; 

• tree (including Ancient Woodland) and ecological impacts can be controlled 
by condition; 

 
In terms of negatives; 
 

• there are not considered to be any significant negative elements to the 
proposal. 

 
As such, in this instance although the Council’s housing policies are out of date and it 
cannot demonstrate a five year supply, it is considered that there are wider public 
benefits of the scheme and thus the principle of the development is acceptable.  

 
10.39 The same conclusions are still reached now following the suggested changes. The 

overall principle of the development remains acceptable. 
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Highways 
10.40 It was set out last time that: ‘KCC Highways do not raise concerns. The re-location of 

the gate piers assists with the visibility splays. Reference was made last time to 
securing developer contributions however the scheme is below 10 dwellings. The fact 
that the scheme is not being built to adoptable standard is not a matter for refusal.’ 
The proposal remains for the same number of dwellings and the access 
arrangements are unchanged. 

 
 Drainage 
10.41 Southern Water and KCC Drainage have commented on the application and raise no 

objections. The proposal includes a Drainage Strategy which KCC did not object to 
last time (other than providing an advisory recommendation). The same conditions 
can be used again. Southern Water do not object.  

  
 Residential amenity 
10.42 As before, due to the separation distances and level changes between the 

application site and the few dwellings in the area the proposal is not considered to 
result in any harm in terms of overbearing built form, loss of light or loss of privacy to 
the occupants of the nearby properties. Disruption during the build phase is not a 
matter on which an application can be refused.  

 
Developer contributions (DC) and affordable housing (AH) 

10.43 DC were requested by KCC in response to 19/01801/OUT however neither they nor 
AH were sought by the Council owing to the limited number of dwellings. There was 
(and still is) an extant permission for five dwellings too.  

 
Conditions 

10.44 Part of the proposal is to re-order the conditions on the extant permission 
19/0801/OUT. The cover letter advises that in the case of a self build scheme, the 
ability to implement the development seamlessly is contingent on the landowner 
delivering site wide discharge and implementation of certain conditions and the 
individual self builders discharging site specific details. In this case; 

 

• The landowner/developer would be required to discharge parts of condition 1 
(as numbered on 19/01801/OUT) as it relates to site wide landscaping, and 
condition 4 (as it relates to the vision splay) together with condition 6,7, 8, 9, 11 
and 13. 

 

• The individual self builder would have to secure the discharge of condition 1 as 
it relates to scale, appearance and the landscaping of their own dwelling plot, 
and condition 4, 5, 6, and 13, as it relates to their plot specifically.  

 
10.45 It is agreed that whilst procedures enable the partial discharge of conditions, but 

grouping them will enable more clarity. 
 
 

 

Condition 
number on 
19/01801/OUT 

Condition 
number on 
current 
proposal 

Comments 

1 1 Amended to refer to plots and Design Guide 

2 2 Unchanged 

3 3 Amended to include 100-696(P)012A and Design 
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Guide 

4 11 Amended to include reference to Design Guide 
and on-plot landscaping 

5 Deleted Incorporated in to conditions 4 (site wide 
landscaping) and 11 (on-plot details including 
landscaping) as appropriate. This is necessary as 
they will be developed by separate parties. 

6 4 Amended to include implementation timetables 
and planting details  

7 5 No change 

8 6 No change 

9 7 No change 

10 12 No change 

11 8 No change 

12 Deleted Duplicate condition 

13 9 Wording ‘To the satisfaction of the Local Planning 
Authority’ removed 

14 13 Requirement for levels to be drawn relative to a 
fixed point in the highway removed as not 
considered necessary 

15 10 Amended so pre-occupation rather than 
pre-commencement. Reason amended to include 
limiting light pollution 

 
11.0 RECOMMENDATION – GRANT subject to the following conditions; 
 

CONDITIONS to include 
 
(1) Approval of the details of the scale, landscaping and appearance (hereafter called 

"the Reserved Matters") shall be obtained from the Local Planning Authority in writing 

before development commences on each individual plot and the development shall 

be carried out as approved. The submitted details shall have regards to the Design 

Guide 2020 and Plot Passports.  

 
Reason: To comply with the provisions of Article 3 of the Town and Country Planning 
(General Development Procedure) Order 2015 and Section 92 of the Town and 
Country Planning Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

 
(2) Application for approval of the Reserved Matters for each individual plot shall be 

made to the Local Planning Authority not later than the expiration of 3 years from the 

date of this permission. The development hereby permitted shall be begun later than 

the expiration of 2 years from the date of approval of the last of the Reserved Matters 

to be approved. 

 
Reason: To comply with the provisions of Article 3 of the Town and Country Planning 
(General Development Procedure) Order 2015 and Section 92 of the Town and 
Country Planning Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

 
(3) The development hereby permitted shall be carried out in accordance with the 

following approved plans: 100-696(P)012A, 1718-05A, Road section drawing, Details 
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of Terram Geocell product, Design Guide (December 2020) (insofar as the details 

shown relate to the access and layout of the development). 

 
Reason: To clarify which plans are approved. 

 
(4) Notwithstanding the submitted details, prior to the commencement of any 

above-ground development, two enhancement strategies in the following terms (and 
associated implementation timetables) shall be submitted to and approved in writing 
by the Local Planning Authority: 

 

• A scheme of ecological enhancements for birds and bats (to include bird and bat 

boxes on/in the dwellings such as Sparrow Terrace boxes and bat tubes); 

 

• A landscape management plan, including long term design objectives, 

management responsibilities and maintenance schedules for all landscape areas, 

other than small privately owned, domestic gardens. The submission shall include 

a landscaping scheme comprising structural planting and hard landscaping for 

areas outside individual plots.  

 
The landscape management plan and schedule shall set clear objectives for the 
areas and features proposed for the landscape and ecological mitigation and for 
such areas to be management in accordance with that plan for the lifetime of the 
development. It shall also include provision for restoration of areas from which 
trees have been removed and which are currently used for storage of various 
materials within the Ancient Woodland buffer zone. 

 
The strategies shall also follow the recommendations of the submitted 
documents: 

 

• Extended Phase 1 Habitat Surveys dated March 2011 and December 2017 

• Ecological Impact Assessment dated November 2018 

• Letter from Grassroots Ecology dated 22/08/18 and 19/09/18 

• Protected Species Report dated December 2017 

 
All works shall then proceed in accordance with the approved strategy unless 
otherwise agreed in writing by the Local Planning Authority. 

 
Reason: To protect and enhance existing species and habitat on the site in the 
future 

 
(5)  Development shall not begin until a detailed sustainable surface water drainage 

scheme for the whole site has been submitted to (and approved in writing by) the 
local planning authority. The detailed drainage scheme shall demonstrate that the 
surface water generated by this development (for all rainfall durations and intensities 
up to and including the climate change adjusted critical 100 year storm) can be 
accommodated and disposed of within the curtilage of the site without increase to 
flood risk on or off-site. The drainage scheme shall also demonstrate that silt and 
pollutants resulting from the site use and construction can be adequately managed to 
ensure there is no pollution risk to receiving waters. 

 
Reason: To ensure the development is served by satisfactory arrangements for the 
disposal of surface water and to ensure that the development does not exacerbate 
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the risk of on/off site flooding.  
 
(6) No building hereby permitted on any plot shall be occupied until an operation and 

maintenance manual for the proposed sustainable drainage scheme is submitted to 
(and approved in writing) by the local planning authority. The manual at a minimum 
shall include the following details: 

 

• A description of the drainage system and its key components 

• An as-built general arrangement plan with the location of drainage measures and 

critical features clearly marked 

• An approximate timetable for the implementation of the drainage system 

• Details of the future maintenance requirements of each drainage or SuDS 

component, and the frequency of such inspections and maintenance activities 

• Details of who will undertake inspections and maintenance activities, including 

the arrangements for adoption by any public body or statutory undertaker, or any 

other arrangements to secure the operation of the sustainable drainage system 

throughout its lifetime 

 
Reason: To ensure that any measures to mitigate flood risk and protect water quality 
on/off the site are fully implemented and maintained (both during and after 
construction), as per the requirements of paragraph 103 of the NPPF and its 
associated Non-Statutory Technical Standards. 

 
(7)  No building on any plot (or within an agreed implementation schedule) of the 

development hereby permitted shall be occupied until a Verification Report pertaining 
to the surface water drainage system, carried out by a suitably qualified professional, 
has been submitted to the Local Planning Authority which demonstrates the suitable 
operation of the drainage system such that flood risk is appropriately managed, as 
approved by the Lead Local Flood Authority. The Report shall contain information 
and evidence (including photographs) of earthworks; details and locations of inlets, 
outlets and control structures; extent of planting; details of materials utilised in 
construction including subsoil, topsoil, aggregate and membrane liners; full as built 
drawings; and topographical survey of 'as constructed' features. 

 
Reason: To ensure that flood risks from development to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development as constructed 
is compliant with the National Planning Policy Framework. 

 
(8)  Notwithstanding the submitted drawings and other details, no development shall take 

place until an Arboricultural method statement (AMS) and a Tree Protection Plan 
(TPP) in accordance with the current edition of BS 5837 has been submitted to and 
approved in writing by the Local Planning Authority. The AMS shall cover 
arboriculture supervision, works within the Root Protection Areas of trees (including 
creation/upgrading of roadways and no-dig zones where applicable) and the 
construction phasing of the works. The TPP shall be updated and scaleable from the 
drawings submitted with the application. 

 
Reason: Pursuant to Section 197 of the Town and Country Planning Act 1990. This is 
a pre-commencement condition to protect and enhance the appearance and 
character of the site and locality 

 
(9) The approved development shall be carried out in such a manner as to avoid 
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damage to the existing trees, including their root systems, and other planting to be 
retained by observing the following: 

 
(a) All trees to be preserved shall be marked on site and protected during any 

operation on site by temporary fencing in accordance with the current edition of 

BS 5837 and in accordance with the approved Tree Protection Plan and 

Arboricultural Method Statement. Such tree protection measures shall remain 

throughout the period of construction; 

(b) No fires shall be lit within the spread of branches or upwind of the trees and other 

vegetation; 

(c) No materials or equipment shall be stored within the spread of the branches or 

Root Protection Area of the trees and other vegetation; 

(d) No roots over 50mm diameter shall be cut, and no buildings, roads or other 

engineering operations shall be constructed or carried out within the spread of the 

branches or Root Protection Areas of the trees and other vegetation; 

(e) Ground levels within the spread of the branches or Root Protection Areas 

(whichever the greater) of the trees and other vegetation shall not be raised or 

lowered in relation to the existing ground level, except as may be otherwise 

agreed in writing by the Local Planning Authority. 

(f) No trenches for underground services shall be commenced within the Root 

Protection Areas of trees which are identified as being retained in the approved 

plans, or within 5m of hedgerows shown to be retained without the prior written 

consent of the Local Planning Authority. Such trenching as might be approved 

shall be carried out to National Joint Utilities Group recommendations. 

Reason: Pursuant to Section 197 of the Town and Country Planning Act 1990 and to 
protect and enhance the appearance and character of the site and locality 

 
(10) No external lighting shall be installed until a detailed scheme of lighting has been 

submitted to, and approved in writing by the Local Planning Authority prior to the 
occupation of the development. This scheme shall be informed by an ecologist, shall 
take note of and refer to the Institute of Lighting Engineers Guidance Notes for the 
Reduction of Obtrusive Lighting, GN01, dated 2005 (and any subsequent revisions) 
and shall include a layout plan with beam orientation and a schedule of light 
equipment proposed (luminaire type; mounting height; aiming angles and luminaire 
profiles) and an ISO lux plan showing light spill. The scheme of lighting shall be 
installed, maintained and operated in accordance with the approved scheme unless 
the Local Planning Authority gives its written consent to any variation. 

 
Reason: To protect the existing population of protected species and to limit light 
pollution 

 
Plot Specific Conditions 

 
(11) The reserved matters relating to each plot shall have regards to the approved design 

guide, and plot passport unless otherwise agreed in writing. The design guide and 
plot passports should include details of the following:  
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i) Photographic samples of all external materials specified in the approved plans for 
each plot;  
 
ii) Details relating to materials to be used in the construction of all walls, gates and 
other means of enclosure including alignment, height and depth where applicable 
within each plot;  
 
iii) Details for the storage and screening of refuse for each plot.  
 
iv) Photographic samples of all surfacing materials to be used within each plot.  
 
v) On-plot soft landscaping. The landscaping works shall be carried out in 
accordance with an implementation programme approved by the Local Planning 
Authority. Thereafter, the approved landscaping/tree planting scheme shall be carried 
out fully within 12 months of the completion of the development. Any trees or other 
plants which within a period of five years from the completion of the development die, 
are removed or become seriously damaged or diseased shall be replaced in the next 
planting season with others of a similar size and species unless the Local Planning 
Authority give prior written permission to any variation. 

 
The development shall be carried out in accordance with the details to be approved 
pursuant to condition 1. 

 
Reason: In the interests of visual amenity and of protecting the character and 
amenities of the locality. 

 
(12) Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking or re-enacting that Order 
with or without modification), no development shall be carried out within Classes A-E 
of Part 1 of Schedule 2 of that Order (or any Order revoking and re-enacting that 
Order), without the prior planning permission of the Local Planning Authority. 

 
Reason: In the interests of protecting the character and amenities of the locality 

 
(13) Notwithstanding the submitted drawings and all supporting documentation, prior to 

the commencement of any above ground construction works and alterations to the 
existing land levels on a particular plot, details of the slab level of the dwelling on that 
particular plot relative to the existing ground levels shall be submitted to and 
approved in writing by the Local Planning Authority. The development shall then be 
carried out in strict accordance with those details. 

 
Reason: In the interests of visual amenity and to ensure a satisfactory standard of 
development upon completion. 

 
INFORMATIVES 
 
(1) A formal application for connection to the public sewerage system is required in order 

to service this development, please contact Southern Water, Sparrowgrove House, 
Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel: 0330 303 0119) or 
www.southernwater.co.uk . 

 
(2) As the development involves demolition and / or construction, broad compliance with 

the Mid Kent Environmental Code of Development Practice is expected. 
 

http://www.southernwater.co.uk/
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(3) Southern Water requires a formal application for a connection to the public sewer. 
The applicant is advised to contact Southern Water, Sparrowgrove House, 
Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel: 0330 303 0119) or 
www.southernwater.co.uk . Their New Connections Services Charging Arrangements 
documents are available to read on their website via the following link 
https://beta.southernwater.co.uk/infrastructurecharges . 

 
Case Officer: Richard Hazelgrove 
 
NB For full details of all papers submitted with this application please refer to the relevant 
 Public Access pages on the council’s website. 
 
 The conditions set out in the report may be subject to such reasonable change as is 
 necessary to ensure accuracy and enforceability. 

 
 

http://www.southernwater.co.uk/
https://beta.southernwater.co.uk/infrastructurecharges

