
 
Planning Committee Report 
27 January 2021 

 

REPORT SUMMARY 
 

REFERENCE NO -  20/00814/REM 

APPLICATION PROPOSAL 

Approval of Reserved Matters (Layout, Appearance, Scale and Landscape) following Outline 

Permission 16/502860/OUT (Erection of up to 180 dwellings (including up to 35% affordable 

housing) with means of access to be determined at this stage together with structural woodland 

planting and landscaping, informal public open space, community orchard, children's play area, 

attenuation basin, vehicular access point from Hartley Road and associated ancillary 

development) and seeking consent for matters referred to in conditions 1, 4, 5, 6, 7, 9, 10, 11,  

13, 14, 17, 19, 22, 27 & 29, of outline permission (amended description). 

ADDRESS Land At Brick Kiln Farm High Street Cranbrook Kent    

RECOMMENDATION GRANT planning permission subject to conditions and the completion of 

a Deed of Modification (see section 11 for full recommendation) 

SUMMARY OF REASONS FOR RECOMMENDATION 

- There is no objection in principle to the proposed development as this site has the 
benefit of extant outline permission for residential development under planning 
reference 16/502860/OUT and is allocated for residential development in the Site 
Allocations Local Plan 2016. The scheme would contribute towards the housing 
shortage, including a policy compliant element of affordable dwellings.  

- The development is considered to be sustainable in the context of the three objectives 
as outlined within NPPF para 8. 

- The number of dwellings, and the scale, layout and design of the development are 
considered to be appropriate in the context of the surrounding area and visual amenity, 
and to comply with the principles of the approved parameters plan. 

- The proposals would provide successful character areas, that would provide locally 
distinctive identity based on contextual analysis, and would relate well to the vehicular 
and non-vehicular routes through the site and green spaces.  The landscape impact of 
the scheme addresses the AONB and the conservation area – reflecting an 
understanding of the unique High Weald AONB and character and pattern of 
settlements.  The level of harm can be suitably mitigated.   

- The proposal demonstrates “less than substantial harm” would be caused to the setting 
of designated heritage assets, in the case of the Conservation Area this would be at the 
higher end.  It is considered that the harm would be outweighed by the benefits of the 
scheme.    

- The development would not be harmful to the amenities of neighbouring occupiers and 
would provide a suitable standard of accommodation for future occupants and users of 
the site.   

- On site provision for car parking would be provided to an acceptable level and the 
needs of pedestrians and cyclists have been met through linked paths, and footways, 
with suitable links outside of the site.   

- There is a predicted net gain for biodiversity of around 40% in area habitats and for 
hedgerows around 11%, information submitted indicates the proposal will achieve a net 
gain for biodiversity in accordance with current policy and this will be monitored through 
the LEMP.   

- Air quality measures/renewable energy will be addressed through the discharge of 
conditions under separate application/s.   

- 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 
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The following are considered to be material to the application: 

Net increase in numbers of jobs: Employment created through the construction phase 

Estimated average annual workplace salary spend in Borough through net increase in 

numbers of jobs: N/A 

Contributions (to be secured through Section 106 legal agreement/unilateral 

undertaking): 

       Agreed under the Outline planning consent 16/502860/OUT 

• Primary Education Request - £518.544 Towards the expansion of Benenden. .  

• Cranbrook Hub Contribution £ 63,741.60 Towards Cranbrook Hub library  

• £128,520 towards healthcare improvements, directly related to supporting 
improvements to primary care infrastructure by way of extension, refurbishment and/or 
upgrade to existing buildings or as a contribution towards the cost of improvements to 
one or more of the following practices in Cranbrook; Orchard End Surgery, Crane Park 
Surgery and/or Old School Surgery, or provision of new facilities to meet the needs of 
the local population.     

• Contribution towards Children’s recreation - £530,429.50 

• Contribution towards Adult and Youth recreation – £504,019 

• Contribution towards Highway/sustainable transport contribution - £1000 per dwelling. 

Proposed to be secured by Legal Agreement under this application 

• KCC Public Right of Way – £2,700 towards upgrading the Public Right of way to a 
bridleway.   

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

Estimated annual council tax benefit for Borough: £32,177  

Estimated annual council tax benefit total: £321, 770 

Annual New Homes Bonus (for first year): £180,000 

Estimated annual business rates benefits for Borough: Not applicable 

REASON FOR REFERRAL TO COMMITTEE 

This application is referred to Committee following a resolution at Planning Committee when the 

Outline application was approved.  

WARD Benenden & 

Cranbrook 

PARISH/TOWN COUNCIL 

Cranbrook & Sissinghurst 

Parish Council 

APPLICANT Mr Tom Ashley 

AGENT Ms Judith Ashton 

DECISION DUE DATE 

26/03/2021 EOT  

PUBLICITY EXPIRY DATE 

05/06/20 / 30.12.2020 

OFFICER SITE VISIT DATE 

Various 05.05.20/23.10.20 

RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining 

sites): 

App No Proposal Decision Date 

20/01028/SUB Submission of Details in Relation to Condition 

20 (Pedestrian and Cycle Routes) and 

Condition 24 (Emergency Access) of 

Pending   



 
Planning Committee Report 
27 January 2021 

 

16/502860/OUT 

20/01027/SUB Submission of Details in Relation to Condition 

33 (Contamination) and Condition 34 (Gas 

Investigation) of 16/502860/OUT 

Pending   

16/502860/OUT 

 

Proposal: Outline planning permission for the 

erection of up to 180 dwellings (including up to 

35% affordable housing) with means of access 

to be determined at this stage together with 

structural woodland planting and landscaping, 

informal public open space, community 

orchard, children's play area, attenuation 

basin, vehicular access point from Hartley 

Road and associated ancillary development. 

Granted  17/02/20 

16/501181/EIASCO Request for scoping opinion for up to 190 

dwellings with associated landscaping, open 

space and ecological mitigation. 

Scoping 

opinion 

issued  

15.03.2016 

Historical enforcement: None relevant to this application.  

 
MAIN REPORT 
 
1.0 DESCRIPTION OF SITE AND BACKGROUND 
 
1.01 The application site relates to some 12.70 Ha of land at Brick Kiln farm to the south of 

Cranbrook and is part of a site allocated for residential development in the Site 
Allocations Local Plan under Policy AL/CR4.  Cranbrook is classified as a small rural 
town under the spatial strategy for Tunbridge Wells.  The site is currently green 
fields in the main, with the derelict remains of Brick Kiln Farm/cottages set within the 
centre of the site and is in the same condition as it was at the time of the outline 
application.  There is hardstanding within the centre of this site associated with this 
former use.  These buildings have fallen into dis-repair and appear to have been 
vacant for many years and are obscured by overgrown planting.  Public footpaths 
cross the site.  Footpath WC94 runs north to south, and links the site to the High 
Street.  Footpath WC95 runs east to west, linking the site to Angley Road, then 
travels south eastward through the site, where it meets footpath WC 96 that runs 
eastward, just outside of the site.      
  

1.02  To the northern boundary of the site, there is mixed residential and commercial 
development.  To the north west corner, there are two Grade II listed buildings, The 
Cottage and Crane Cottage. To the east of these cottages, there is a modern housing 
development of bungalows, Goddards Close, some with rooms in the roof.  Further 
to the north east, there are detached and terrace properties, a vets and the modern 
Catholic Church of St Theodore, before the site then extends to the southern fields. A 
low, sparse hedge separates the site from the modern housing in Goddards Close, 
and rear windows face out over the site.  

    
1.03 To the rear of the West Terrace, located to the north, there are garages, that are 

accessed through a right of way over the land included as the emergency 
access/footpath link to the north site of the site.  This access is tree lined and 
currently forms part of the footpath network.  
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1.04 The north west boundary, along Angley Road (a busy A road with a current 40MPH 
speed limit), is demarcated by a substantial hedge. The screen on the north east 
boundary is of a thick tree screen, with a number of mature specimens.  Orchard 
Way to the east of the access, on the opposite side of the A229 is a mix of modern 2 
storey residential development, of brick and weatherboarding.   

 
1.05 The Crane Brook runs through the site on the southern side and in this area, the land 

is treed, which forms part of the ancient woodland to the south and eastern 
boundaries.  There is a distinct field pattern, marked by the trees and hedgerows.  
There are also a number of mature trees within the fields themselves. 

 
1.06 Land levels drop down from north to south, towards the Crane Brook, where levels 

begin to rise once more, up through the south-west. The land is undulating. At 
present, the character of the land is one of countryside. 

 
1.07 The site is part of the fruit belt landscape character type.  The site is open to longer 

views from the surrounding countryside, typical of this area landscape.  The site is 
also undulating, with a wooded ghyll where the land levels drop down in the Crane 
Valley to the southern part of the site.  The Crane Valley forms an important part of 
the setting of Cranbrook, a typical High Weald settlement.  Cranbrook itself is 
relatively dense development, with the countryside extending into, and framing the 
settlement.  Typically, there are scattered farmsteads, the remains of Brick Kiln 
Farm being one such example.  However, modern housing developments have 
developed over time, including those to the south such as Goddards Close.   

 
1.08 Angley Road, that would serve the site, was originally an ironway.  The road is now 

a busy “A” road that bypasses the main part of the settlement.  Such roads cut 
through the landscape and introduce visual intrusion and movement.  However, the 
A229 makes an important link to the wider borough and the services and amenities 
outside the immediate settlement.  The site is generally as viewed at the outline 
planning stage.   

 
1.09 Outline planning permission was granted in February 2020 under reference 

16/502860/OUT.  This application granted approval for up to 180 dwellings 
(including 35% affordable housing).  Means of access was the only element agreed 
in full at that stage, with appearance, landscaping, layout and scale to be determined 
through the submission of reserved matters.  The main access was approved as a 
priority junction with off-site highway works that would include closing the existing 
access arrangement from Hartley Road to the High Street and re-routing this to the 
north.  Emergency access was shown between the West Terrace and the Veterinary 
surgery to the north, a footpath currently runs along this track.  Conditions on this 
planning application set out subsequent reserved matters should be in general 
conformity with the parameters plan.  The approved parameter plan indicated a 
central spine road with a potential future link into the neighbouring site to the east, 
now known as Corn Hall, which was the remainder of the allocated residential 
development site in the Site Allocations Local Plan under Policy AL/CR4.  Potential 
pedestrian links were also indicated to the south, linking into the existing Public Right 
of Way network.  Existing footpaths through the site were to be retained and 
enhanced.  A new path was proposed, that would reinstate the historic Tanners 
Lane path.   

 
1.10 Land parcels were shown set back from the Hartley Road/Angley Road either side of 

the spine road for residential development, with further parcels for residential 
development shown to the north, north east and a southern land parcel.  Green 
buffers were indicated to the front of the site, “Goddards Green” road frontage, 
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“northern meadow” (behind the High Street), and a further buffer was shown to be 
located to the south and south east parts of the site, in the location of the ancient 
woodland.  The parameters plan, conditions and consideration of the outline consent 
all sought to develop a landscape led approach with a high proportion of green space 
retained on site and the development set amongst the linked green corridors within 
the site.  Green infrastructure was to account for 54.6% of the 12.70 Ha of land as 
identified in the outline plans, which has increased to 57% in this reserved matters 
application.    

 
1.11 Reserved matters were also to be in accordance with the submitted Design and 

Access statement that identified and set out four main character areas, Goddards’ 
Green that would face onto the Hartley Road, Tanners Lane, that would reflect the 
historic route of Tanners Lane, the Brick Kiln Farm character area in the vicinity of 
the remains of the Brick Kiln Farm.  A Crane Valley character area is shown to the 
south of the site, indicating lower density development for this land parcel.  “The 
Streets” would grow off of these areas, and out of their specific locality adjacent to 
Cranbrook. 

 
1.12 This reserved matters relates to what was a larger site under the Site Allocations 

Local Plan 2016 – policy Number AL/CR4 – Land adjacent to the Crane Valley, that 
covers this site and land to the east (now known as Corn Hall).  The whole site was 
allocated to provide approximately 200-250 dwellings.   

 
1.13 The draft Local Plan (DLP) was published in July 2019 as part of the papers for the 

Planning and Transportation Cabinet Advisory Board (P&T CAB) meeting on 
05/08/19. The DLP has progressed to the point that the Reg 18 consultation has 
concluded and the pre Reg 19 version was published on 31st December 2020, in 
advance of P&T CAB on 11 January 2021, followed by Cabinet on 21st January and 
Full Council on 3rd February where a decision will be made as to approval of Reg 19 
submission and consultation.  Within the pre-submission Local Plan Land adjacent 
to the Crane Valley and Corn Hall are separated into two sites which reflects the 
different stages of planning these sites are at.   

 
1.14 The pre-submission local plan makes provision for 180 dwellings on Brick Kiln Farm 

under AL/CRS1, to meet the following criteria;  
1. The main vehicular access to be taken from the A229 Hartley Road as a priority 

junction.  Secondary access is required;  
2. Provision of pedestrian and cycle links to provide permeability through this site and 

adjacent sites (policies AL/CRS2 and AL/CRS 3) and to create an accessible, safe, 
non-vehicular route to services provided at the centre of Cranbrook, Hartley and 
surrounding residential areas and link into and enhance established public rights of 
way; 

3. Development to be located on the areas identified for residential use on the inset 
map; 

4. The design, layout and final number of dwellings to be informed by a comprehensive 
landscape and visual impact assessment, ecological studies, and heritage 
assessment (to include archaeology and landscape heritage), and consider 
cumulative effects of any other planned development; 

5. Regard to existing hedgerows and mature trees on the site, with the layout and 
design protecting those of most amenity value, as informed by the arboricultural 
survey and LVIA; and; 

6. Extensive green infrastructure shall be provided, (green infrastructure links through 
the Crane Valley to link into routes, retained and improved meadows, woodland, 
hedgerows and water features, retained landscape buffers to existing woodlands, 
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reinstatement of historical field boundaries, retained and enhanced water bodies and 
water courses, reinstatement of historical field boundaries); 

7. An archaeological assessment of the site, including field evaluations,  
8. Provision of on-site amenity/natural green space and children’s space; and  
9. Contributions to mitigate the impact of development. 

 
10.15 The Pre-submission Local plan also includes allocations for land either side of Brick 

Kiln Farm.  AL/CRS 2 – relates to the remaining part of the original allocation – Land 
south of Corn Hall, Crane Valley.  To summarise, the site is allocated to provide 
35-45 dwellings, of which 40% shall be affordable housing along with; 

1. Provision of pedestrian and cycle links to provide permeability through this site and 
adjacent sites (AL/CRS1 and AL/CRS3), and to create an accessible, safe 
non-vehicular route to the services provided at the centre of Cranbrook, Hartley and 
surrounding residential areas; 

2. Suitably designed green infrastructure link along the Crane Valley to link into routes 
further south along the valley, 

3. The main vehicular access shall be taken from the A229 Hartley Road through land 
to the west, Brick Kiln Farm (Policy AL/CRS 1) ; 

4. Development to be located on the areas identified for residential use; 
5. Design, layout and final number of dwellings to be informed by a comprehensive 

LVIA 
6. Regard to existing hedgerows and mature trees on the site, with the layout and 

design protecting those of most amenity value, as informed by the arboricultural 
survey and LVIA; and; 

7. Extensive green infrastructure shall be provided, (green infrastructure links through 
the Crane Valley to link into routes, retained and improved meadows, woodland, 
hedgerows and water features, retained landscape buffers to existing woodlands, 
reinstatement of historical field boundaries, retained and enhanced water bodies and 
water courses, reinstatement of historical field boundaries); 

8. Provision and adherence to a Landscape and Ecological Management Plan;  
9. An archaeological assessment of the site, including field evaluations,  
10. Provision of on-site amenity/natural green space and children’s space; and  
11. Contributions to mitigate the impact of development. 

 
10.16 Since the outline planning permission was considered on the Brick Kiln Farm site, 

planning permission has been sought on land to the west of the application site, for 
the erection of 165 dwellings with associated access, under reference 
20/00815/FULL.  The site is allocated within the pre-Submission Local plan as 
AL/CRS 3 Turnden Farm, Hartley Road Cranbrook for 160-170 (124-134 new 
additional) dwellings of which 40% shall be affordable housing with significant green 
infrastructure.  Improvement to pedestrian and cycle routes are required.   

 
2.0 PROPOSAL 
 

2.01 This is a reserved matters application relating to outline permission (16/502860/OUT) 

approved in February 2020, which gave outline consent for up to 180 dwellings, with 

access approved and to be taken from the Hartley Road.  Consent was granted 

subject to a number of conditions requiring various details to be approved before 

development commences.  This application provides details for a development of 

180 dwellings that seek to address the following conditions within the outline 

application;  

- 1- Approval of Reserved matters. 
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- 4- Development to be carried out in accordance with approved plans.  

- 5 – Reserved matters to be in accordance with parameter plans, Green infrastructure 
master plan and design principles. 

- 6- Development shall not be for any more than 180 dwellings. 

- 7- Development shall be no more than 2 and half storeys in height. 

- 9- Provision and distribution of affordable housing.  

- 10 – Details of slab levels and retaining structures. 

- 11- Details of earthworks.  

- 13- Submission of Schedule of tree works, TPP and AMS 

- 14- Avoidance of damage to trees 

- 17 – A detailed scheme of biodiversity mitigation and enhancement 

- 19 – Parking and turning of vehicles  

- 22 – Details of the internal road layout, including footpaths and cycleways. 

- 27 – Details of external lighting  

- 29 – Details of boundary treatments  

 
2.02 Outline consent has been granted for up to 180 dwellings on this site and therefore 

this application seeks to deal with detailed matters and the design and layout of the 
dwellings already approved as outlined above.  The principle of development has 
therefore already been agreed.   

 
2.03 Layout, Appearance, Scale and Landscape are now for consideration.  Conditions 

20, 24, 33 and 34 are the subject of separate applications that are currently under 
consideration and, as is standard practice for such types of application, is being dealt 
with under delegated powers.   

 
2.04 The proposals are as follows;  
 
2.05 180 dwellings are proposed, comprising 117 open market dwellings and 63 

affordable dwellings with the number of affordable dwellings and the mix being as set 
out in the S106 agreement.  The table below sets out the total number of dwellings 
and dwelling mix. 

 

 Market Housing  Affordable 
Housing  

Total  

1 bed flat 0 12 (19%)  12 (6.6 %) 

2 bed flat 4 (3.4%) 12 (19%) 16 (8.8 %) 

2 bed house  19 (16.2%) 20 (31.7%) 39 (21.6 %) 

3 bed house 48 (41%) 15 (24%) 65 (36.1 %) 

4 bed house 34 (29%) 4 (6.4%) 36 (20 %) 

5 bed house 12 (10.3%) 0  12 (6.6 %) 

Total 117 (65%) 63 (35%) 180 (100%)  

 
2.06 The 63 affordable dwellings are proposed as follows;  
 

 Affordable rent Shared ownership  Total  

1 bed flat 12 - 12 

2 bed flat 12 - 12 
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2 bed house  10 10 20 

3 bed house 6 9 15 

4 bed house 4 - 4 

Total 44 (70%) 19 (30%) 63  

 
2.07  The dwellings would be arranged in ‘character areas’ as envisaged by the outline  

application, with the Goddard’s Green area facing onto the Harley Road, the Tanners 
Lane area reflecting the historic route of Tanners Lane, the Brick Kiln Farm character 
area in the vicinity of the old Brick Kiln farm and the Crane Valley Character area 
being located in the south of the site. The Turns End character area is located 
centrally and to the southwest and south east side of the site  

 
2.08 The Goddard’s Green character area will be in the vicinity of the new access road, a 

substantial hedgerow will be planted to define this area and will assist in enclosing 
the development beyond.  Key features include detached dwellings, set back with 
long front gardens, groups of properties designed to reflect shops and pubs that 
would have historically fronted onto greens, and seeks to reflect the historic 
settlement patterns on greens.  Materials are to utilise red brick with tiled roofs and 
white weatherboard, to pick up on the traditional weatherboarding in Cranbrook.  
Dwellings would overlook public open space, that would serve as a gateway to the 
development.   

 
2.09 The Tanners Lane character area draws its inspiration from the historic Tanners 

Lane that formerly ran through the site connecting the High Street to the Hartley 
Road.  Materials would be of red tones, including roof tiles, hanging tiles and bricks.  
Weatherboard in this area would be black.  Under the proposals this will be 
reinstated as a green lane for pedestrian use with play opportunities throughout the 
route.  The green setting to the southern side of the CA has influenced the layout.   

 
2.10 The Turns End character area is located centrally and to the southwest and south 

east of the site, is designed to reflect local terraced properties and designed to be 
higher density, smaller properties.  This character area is within the area formally 
named ‘The Streets’.  Bricks and tiles of red tones are proposed along with white 
weatherboarding.  The Brick Kiln/Crane Valley farmstead is located to the south 
side, and designed to be of a lower density.  This area includes the remains of the 
Brick Kiln Farm- and is designed to reflect the areas traditional farmsteads. Plot 177 
is designed to reflect an Oast and has accommodation in the roof in the form of a 
single bedroom, en-suite and storage space.  The character area was previously 
shown as separate character areas in the outline planning approval.     

 
2.11 The submitted D & A includes the historic influences on the development of the 

scheme, and an explanation of the character and materials, but also includes an 
extensive response to the AONB Design Guide.   

 
2.12 447 Parking spaces are now proposed, including visitor but excluding garage spaces.   
  
3.0 SUMMARY INFORMATION 

 Outline 

permission 

Proposal 

Maximum number of dwellings For no more than 

180 dwellings 

180 dwellings 

Car parking spaces (inc. disabled) 360 447 (excluding garage spaces) 

No. of storeys 2 ½ unless 2 Storeys including apartment 



 
Planning Committee Report 
27 January 2021 

 

otherwise agreed buildings 

Max height Not specified Examples 

Apartments 10.3m 

Plots 131-134 9.1m Turns End 

Plots 174-178 8m  

No. of bed spaces Not specified  701 

No. of affordable units 35% 63 Total  

44 Affordable Rent (70%)  

19 Shared ownership (30%) 

 
4.0 PLANNING CONSTRAINTS 

• Agricultural Land Grade 3 Agricultural Land Classification Grade 3 

• Ancient Woodland Ancient Woodland + 30M Buffer Area (located to the south 
eastern boundary of the site).  

• Area of Outstanding Natural Beauty HIGH WEALD AONB, washes over the entire 
site.  (statutory protection in order to conserve and enhance the natural beauty of 
their landscapes - National Parks and Access to the Countryside Act of 1949 & 
Countryside and Rights of Way Act, 2000) 

• Conservation Area Cranbrook Conservation Area – located to the northern, and north 
eastern boundaries of the site - (statutory duty to preserve or enhance the 
significance of heritage assets under the Planning (Listed Buildings & Conservation 
Areas) Act 1990)  

• Limits to built development INSIDE LBD1 – (within the SA LP – the site is shown to 
be entirely within the LBD).  

• Local Nature Reserve Crane Valley, Cranbrook - Ref: KHWP02 + 500M Buffer 

• Potentially Contaminated Land Potentially Contaminated Land + 1M Buffer – (Two 
areas of potential contamination indicated to the north and east of the site).   

• Public Right of Way Public Footpath – WC 94, 95 and 96 (run through the site 
application site).   

• Public Access Land Local Nature Reserve Crane Valley, Cranbrook 

• No listed buildings located on the site, but are located in the wider area (Crane 
Cottage and The Cottage to the north west of the site on the High Street, Turnden to 
the south west, Beemans, Chilworth and Cranhurst to the North – There are many 
more listed buildings within the wider area).  

• Neighbourhood/village centre – the site is located south of Cranbrook, which is 
identified as a town centre within Core Policy 8 of the 2010 Core Strategy.   

• The site is allocated with the Site Allocations Local Plan 2016 under AL/CR4, for 
residential development.    

 
5.0 POLICY AND OTHER CONSIDERATIONS 

The National Planning Policy Framework (NPPF) 2019. Of particular note are 
paras. 11, 98, 109-111, 122, 127, 163, 165, 170, 172, 189, 192. 
National Planning Practice Guidance (NPPG)  
 
Development Plan:  
Site Allocations Local Plan 2016 
Policy AL/CR4 Land adjacent to the Crane Valley – allocated for residential 
development with capacity to provide approximately 200-250 dwellings.   
 
Tunbridge Wells Borough Core Strategy 2010 

• Core Policy 1: Delivery of Development  

• Core Policy 3: Transport Infrastructure 
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• Core Policy 4: Environment 

• Core Policy 5: Sustainable Design and Construction 

• Core Policy 6: Housing Provision 

• Core Policy 12: Development in Cranbrook.  
 
Tunbridge Wells Borough Local Plan 2006. 

• Policy EN1 – Development Control Criteria 

• Policy EN5 – Development in Conservation Areas 

• Policy EN10 – Development affecting sites of archaeological interest 

• Policy EN13 – Tree and Woodland Protection 

• Policy EN16 – Protection of groundwater and other watercourses. 

• Policy EN18 – Flood risk. 

• Policy EN25 – Development outside of the Limits to Built Development 

• Policy EN26 – High Weald Area of Outstanding Natural Beauty 

• Policy H2 – Dwelling mix  

• Policy R2 - Recreation open space in development of more than 10 bedspaces 

• CS4 – Development contributions to school provision for developments over 10 
bedspaces.     

o Policy TP1 – Major development requiring Transport Assessment and Travel 
Plan. 

• Policy TP3 – Larger scale residential development 

• Policy TP4 – Access to the road network 

• Policy TP5 – Vehicle parking standards.   

• Policy TP9 – Cycle Parking Standards. 
 
Supplementary planning Documents: 

• Renewable Energy SPD 

• Affordable Housing SPD 

• Rural Lanes SPD 

• Cranbrook Conservation Area Appraisal SPD 

• Recreation Open Space SPD July 2006  
 
Other documents: 

• Draft Pre-Submission Local Plan (Version for Planning & Transportation Cabinet 
Advisory Board on 11 January 2021) 

• Kent Design Guide Review: Interim Guidance Note 3 (Residential parking);  

• The High Weald Area of Outstanding Natural Beauty Management Plan 2019-24.  

• Sevenoaks & Tunbridge Wells Strategic Housing Market Assessment 2015 and 2017 
update 
 

6.0 LOCAL REPRESENTATIONS 
 
6.01 The applicant has submitted a Statement of Community Involvement submitted with 

the application sets out the applicants engagement with the local community that 
includes the following, design workshops, two public exhibitions (11.03.16 and 
29.03.2019) and Brick Kiln Farm Advisory Group meeting minutes are detailed in the 
supporting documents, along with details of the exhibition boards for the 2019 
exhibition.   Leafleting was sent through the local area in order to make people 
aware of the event and it is estimated that over 100 people were in attendance (75 

signed in).  Engagement has been through a number of methods.   
 
6.02 10 site notices erected 05.05.2020 and expiring 05.06.2020, in the following 

positions; 
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• One on the vets sign, High street near the emergency access; 

• One placed to the north, on the High Street on telegraph pole by amenity land; 

• Two within Goddards Close placed on lampposts at either end of the close; 

• One to the south side of the High Street in proximity of the War Memorial; 

• One on signage to the entrance of Orchard Way, Hartley of Angley Road; 

• One on the Hartley Road frontage; 

• One on the footpath sign fronting Harley Road, north-west of the site; 

• One at the metal gate entrance to the south, on footpath WC95; and; 

• One at the end of footpath WC 96 along Freight Lane to the east.  
 
6.03 8 objectors have objected on the following grounds;  
  

Character 
- Objects on the grounds of impact of developing a greenfield site of historical and 

landscape importance in the High Weald AONB and is contrary to the NPPF, High 
Weald AONB Management Plan and Cranbrook Conservation Areas Management 
Plan.   

- Development alters the character of the Crane Valley. 
- Generic cul-de-sac estate, hidden behind the High Street and screened from view – 

no juxtaposition of varied forms, no eclectic mix of housing frontages, passages or 
twittens.   

- Limited range of design details – some misplaced.  Oast is a poor imitation.   
- Comments from key consultees are supported e.g. poor housing design and layout, 

lack of variety, landscape analysis of the proposed planting gives examples of where 
improvements should be made.   

- No evidence of heeding comments from the community consultation on design.   
- Reference made to the Glover report, and housing pressures on the AONB’s.  
- Allocation of the site breached a rule that major development should not take place in 

the AONB – Cranbrook’s unique character will be eroded. 
- Developer is misapplying recommendations of the High Weald Design Guide. 

 
Impact on heritage assets 

- Development will harm the setting of Cranbrook CA, nearby listed buildings. 
- Lack of separate heritage assessment, D & A insufficient on this matter. 

 
Landscaping 

- Impact on the Goddards Green approach, object to the removal of the hedge, pond 
will be an artificial feature in the landscape. 

- Iron railings and beech hedges proposed would not be sensitive to the historic 
landscape. 

- Buffer to the ancient woodland should be increased as advocated by the Woodland 
Trust. 

- Existing trees should be retained with more tree planting to reflect the Weald was 
wooded historically.  

- Comments on plots 112, 116-119 being located in the buffer.   
 

Pollution 
- Light pollution is a concern and it is questioned as to whether all practical measures 

have been taken to limit this to preserve the rural character and dark skies. 
- Greenhouse gas emissions should be limited from the construction. 
- Significant contamination of the water with pollutants thus endangering habitats and 

loss of biodiversity with the adjacent Crane Brook Local Nature Reserve. 
- Concern over the lack of air quality assessment. Standards of build quality, air quality 

and low carbon emission development should be agreed early on. 
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Access and linkages 

- More direct and shorter pedestrian and cycle links should be created between the 
housing estate and Cranbrook High Street.  Masterplan for Brick Kiln and Corn Hall 
Oast may be required.  

- Local roads not suitable for large volumes of traffic/concern for highway safety. 
- Lack of use of the infrequent public transport.  
- Permeability is not achieved, dead-ends and cul-de-sacs – does not promote 

interaction between new residents and encourage the local community to continue 
using the PROWs.  

 
Flood Risk 

- Concerned in relation to the cumulative impact of the development sites and flood 
risk, as well as flood risk in areas that flow through to flood zone 3.   

- 100 year event should be added due to increased rainfall.  
- Flooding has occurred in Cranbrook High Street. 
- Seeks evidence of the cumulative effect of multiple large scale developments and 

impact on flooding.  
 

Other matters 
- Postal address should not include Goddards Green as this references the opposite 

side of the A229. 
- Cranbrook lacks facilities for a larger population.  
- Sustainability and energy conservation should be adequately addressed and the 

application refused on the lack of information to address this. 
- Concern over the number of application references.  
- No community allotments or gardens.   
- Affordable housing located in the centre of the site – in austere full height brick 

terraces, uncommon in the High Weald or in farmhouse style apartment blocks.  
- Persimmon has received condemning criticism about their low-quality building 

standards and poor safety issues and although these have been addressed following 
an internal review it does question Persimmon's suitability to deliver a high-quality 
development in a nationally treasured landscape afforded the highest status of 
protection. 

- Comment made that Persimmon should speak to the 10 residences next to the 
scheme. 

- Path between 1 West Terrace and Medivet is a recognised right of way for vehicles. 
 
6.04 Re-consultation, 10 site notices erected in the same positions as the initial 

consultation, dated 23.10.2020 and expiring 06.11.2020. 
 
6.05 New comments raised from 4 objectors that have previously commented and can be 

summarised as follows; 
- Amended plans do not answer the previous criticisms; 
- Not persuaded by the level of harm identified to the Listed Buildings; particularly the 

setting of Goddards Green, which is rural in character – lost through the proposed 
development; 

- Signage and interpretation are trivial heritage improvements; 
- Comments on planting that should be native; 
- No indication as to what part removal of hedging means; 
- Noticeable areas of no intent to plant trees, Weald was wooded more trees would be 

expected; 
- Planting in row like ‘lollipops’ is not appropriate;  
- Unclear why there is a wildlife pond near the A229; Ponds need ongoing 

maintenance; 
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- No indication that green materials will be sourced in the UK; 
- Critical the ancient woodland, ponds, orchards and hedges are managed 

appropriately – which is not indicated; 
- Ancient woodland buffer should be increased, The Woodland Trust and Cranbrook 

and Sissinghurst Regulation 14 Neighbourhood plan advise the buffer should be 
increased to at least 50m;  

- Energy and Sustainability Amendment statement is not suitable to comply with 
Carbon Zero by 2030; 

- Comments regarding the pumping station and residents should apply to the ancient 
woodland;  

- EV charging insufficient;  
- No details on the measures taken to calculate the adverse effect will have on wildlife; 
- Ped and cycle routes cannot be achieved without masterplanning; and; 
- Questions the design and layout of the dwellings, unable to create home office 

space;  
- Play features welcomed, request accessible provision; and lack of community 

consultation on the amendments to reserved matters.      
 
7.0 CONSULTATIONS 
 Cranbrook and Sissinghurst Parish Council 
 04.11.2020 & 19.11.2020 
7.01 The Parish Council recommend REFUSAL and our comments previously submitted 

on 22nd May 2020 still stand and for the following reasons; 
- Revisions to the plans difficult to find; 
- No master planning with Turnden and Corn Hall site regarding access, pedestrian 

and cycleway direct to regal car park.   
- SUDs increased from outline stage – have the calculations used the current climate 

change thinking i.e. greater than a 100 year event? 
- No mention of the Crane Brooks capacity to take all the storm water run off.  Master 

planning is important for surface water.   
- Amendments to affordable housing mix goes some way to addressing some of our 

previous concerns, but the scale of the changes/amendments are no so significant as 
to alter our original comments. 

- PC are seeking smaller market homes, 50/50 split on social rent/shared ownership, 
provision of single storey bungalows, provision for self build, better distribution of 
affordable housing through the site. 

- Design and street scape are still of disappointing. 
- Variations enable orientation through the site, but the developer has not implemented 

EN policies that insist that the context or character of a historic town with three CA’s 
and many listed buildings should be preserved and enhanced.   

- Lack of variety in design, materials and colour with excessive emphasis on black.  
Windows, doors and canopies should not be identical and need more variety and 
thought. Chimneys are only for the most expensive houses.  Anonymous designs.   

- Beech hedge is not characteristic of the area.  Hedge on the A229 should be 
retained. 

- There are areas where there is no intent to plant trees.   
- Question whether machinery can get around the orchard trees to allow pruning and 

picking. 
- Hop overs where trees are proposed to be removed.   
- There is need for the Ecological Consultants to reassess with PJC Arboricultural 

Consultancy to ensure the retention and planting are aligned to secure ecological 
gains.  

- Applicant sets out that standard mitigation for the ancient woodland will be sufficient 
– with such a short buffer zone the PC are not convinced given various developers 
history.   
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- Impressive planting to be located near the expensive houses.   
- Connectivity and traffic – previous comments stand. 
- Parking – lack of sufficient parking spaces allocated to each unit.  5 beds should 

have more parking allocated.   
- Homeworking will result in more traffic movements and increased parking.   
- Turning circles are as small as possible – verges will be destroyed. 
- Quiet tarmac (SMA) should be employed.  

 
 22.05.2020 
7.02   Recommends refusal - comments can be summarised as follows;   

- Concern raised in respect of drainage assumptions and the need to test and confirm 
the discharge of ditches and existing basin into the Crane Brook; 

- Lack of pedestrian connectivity and cycling route- critical to reducing pollution; 
- Too many junctions onto the A229 
- Lack of parking – sufficient to be allocated to each unit, visitor spaces dotted around, 

what restrictions to be applied; 
- All parking spaces to have a porous surface for improved surface water drainage; 
- Position of Cranbrook in relation to the main TWBC commercial areas encourages 

use of the vehicle; 
- Disappointing design and streetscape, design doesn’t follow context or character of a 

historic town and many listed buildings that should be preserved or enhanced, or 
Kent design; 

- Lack of variety in design, materials and colour, excessive emphasis on black 
weatherboard, grey frames brown tile and red brick; 

- Estate railing is not characteristic;  
- Query regarding the housing mix/affordable mix – reference made to mix in the NDP; 
- Better distribution of affordable housing is needed; 
- Beech is not characteristic and is poor habitat; 
- Hedge adjacent to the A229 should be retained; 
- Roadside hedges characteristic of AONB – not midfield; 
- There are areas where there is no apparent intention to plant trees;  choice of Lime 

will shed detritus on cars beneath; 
- Tree planting arrangement is not appropriate; 
- Suggested planting near the Swale to absorb water; 
- T24 Category A2+3 Oak – PJC suggest to consider retaining stub as an ecological 

feature; 
- Trees to be removed in vicinity of Hop overs, tree retention and planting plans should 

align with the ecological plans to secure ecology gains. 
- Pond in the proximity of A229, it is not clear why its located here – not sufficient to 

say ponds will be subject to ongoing management; 
- Concern regarding light pollution, and impact on bats – intention for low level light 

pollution is acknowledged; 
- No indication that green materials will be sourced from the UK; and 
- Management of the ancient woodland is critical.   

 
Environment Agency 

 27.08.20 & 17.11.2020 
7.03 Confirmation received, no comment on the conditions.  No further comments to 

make beyond those in EA’s response of 28.04.2020.   
 
 28.04.2020 
7.04 No objection, application assessed as having a low environmental risk and therefore 

no comments to make.  The applicant may be required to apply for other consents 
directly from EA.  The term 'consent' covers consents, permissions or licenses for 
different activities (such as water abstraction or discharging to a stream), and we 
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have a regulatory role in issuing and monitoring them. The applicant should contact 
03708 506 506 or consult our website to establish whether a consent will be required. 
https://www.gov.uk/environmental-permit-check-if-you-need-one 

 
Historic England  
28.10.2020 

7.05 No objection raised based on the further information, it is suggested the views of your 
specialist conservation and archaeological advisers are sought. 
 

 18.05.2020 
7.06 No objection raised, on the basis of the information available to date, HE do not wish 

to offer any comments.  It is suggested that you seek the views of your specialist 
conservation and archaeological advisers as relevant. 

 
 Natural England 
 11.11.2020 
7.07 Previous advice applies equality to the amendments.   
 
 29.05.2020 
7.08   No objection – proposal is for a site in the AONB, reserved matters, contrary to our 

initial recommendation, in outline – the area referred to as Plot 5 is still subject to 
built development, we acknowledge we acknowledge that the current green 
infrastructure (GI) proposal is otherwise in line with our prior requirements.  As such 
no objection is raised provided that management and monitoring requirements of 
these features, as outlined in the Biodiversity Mitigation and Enhancement Scheme, 
are suitably secured in perpetuity.   

 
7.09 Furthermore we advise that GI elements of the proposal required for landscape 

screening and buffering should be implemented as soon as feasible to ensure certain 
features, such as planted trees and hedgerows, can reach sufficient maturity to 
effectively mitigate/minimise landscape impacts from the construction & operational 
phases of development. 

 
7.10 It is strongly advised that you consult the High Weald AONB Partnership, their 

knowledge of the site and its wider landscape setting, together with aims and 
objectives of the AONB’s statutory management plan, will be a valuable contribution.  
Where available a local Landscape Character Assessment can be a helpful guide to 
the landscape’s sensitivity.   

 
 Kent Police 
 05.11.2020 
7.11 Comments on amendments, boundary walls reduced, these should be raised, along 

with the hit and miss fence.  The aesthetic reasoning is appreciated and it is noted 
hedges will be located along some fence locations, particularly important where 
footpaths run along these fence lines.  Hedges will help as an additional security 
layer once they mature.  Important that the hedges are planted and protected, until 
they are fully established.  Hit and miss fencing, support rails and car barns should 
not aid climbing.  There are a number of locations where the boundary treatments 
will be important to be installed as per the plans.  Lighting should be approved by a 
lighting engineer.     

 
 19.05.207.12 No objection raised but following a review of the application it is 

recommended that the following is addressed;  

• Secure by Design (SBD) Homes 2019 initiative is used for this development; 

• Development layout and permeability; 
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• Perimeter, boundary and divisional treatments including gates.  All side and rear 
garden fences should be 1.8m in height, any divisional fencing is recommended at 
1.8m, this can be lower where there is a 1.8m privacy screen next to the residential 
building, support rails should face into the garden.   

• Garden service paths should serve no more than 4 units, and gated at 1.8m at their 
start or as far forward of the building line as possible.  No recesses or hidden areas 
should be created.  Eg plots 68-77 should be gated.   

• Defensible space should be created to protect any ground floor living or bedroom 
windows on corner properties – prevent or deter direct access from the windows I the 
interests of security and privacy.  

• Parking, lighting, access control, delivery of mail, doorsets, windows, alarms and 
landscaping all need careful consideration.  In addition the access to the 
construction site needs consideration.      

 
 UK Power Networks 
 01.05.20 
7.12 No objection raised, references safe digging practices to verify and establish the 

actual position of mains, pipes, services and other apparatus on site before any 
mechanical plant is used.  

 
Upper Medway IDB 

 02.11.2020 
7.13 No objection raised subject to following comments. The site is near the Internal 

Drainage District (IDD) of the Upper Medway Internal Drainage Board (IDB) and is 
within the Board’s Watershed Catchment (meaning water from the site will eventually 
enter the IDD).  Maps are available on the Board’s webpages showing the Internal 
Drainage District. 

 
7.14 It is noted the applicant intends to discharge surface water to a watercourse within 

the watershed catchment of the Board’s IDD.  It is requested this discharge is 
facilitated in line with the Non-Statutory technical standards for sustainable drainage 
systems (SuDs) specifically S2 and S4.  Resultantly we recommend that the 
discharge from this site is attenuated to the Greenfield Runoff Rates wherever 
possible.  

 
7.15  The reason for our recommendation is to promote sustainable development within 

the Board’s Watershed Catchment therefore ensuring that flood risk is not increased 
within the Internal Drainage District (required as per paragraph 163 of the National 
Planning Policy Framework).   

 
Scotia Gas Networks 

 01.05.20 
7.16 No objection raised, references safe digging practices to verify and establish the 

actual position of mains, pipes, services and other apparatus on site before any 
mechanical plant is used.  
 
Southern Water 

 06.11.2020 & 08.01.2020 
7.17 No objections to the reserved matter application for layout, appearance, scale and 

landscape.  No objections to the discharge of condition 32 relating to the foul 
drainage.  An approval for the connection to the public sewer should be submitted 
under Section 106 of the Water Industry Act.  Recent comments confirm CCTV not 
required due to the change in the siting of the pumping station.   
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7.18 If the applicant proposes to offer a new on-site drainage and pumping station for 
adoption as part of the foul/surface water sewerage system, this would have to be 
designed and constructed to the specification of the Southern Water Services ltd.  
An accessible, secure compound of 100 sq.m in area or less ( with an operationally 
satisfactory layout) would be required and should be some 15m away from habitable 
rooms to be adopted, land ownership will be required at a later stage for adoption.   

 
7.19 Southern Water have no comments on the other conditions.   
 
 03.06.20, 19.06.20 & 22.06.20 
7.20 Subsequent comments request a topographical site survey and/or CCTV survey.   
 
7.21 Initial comments object to the discharge of conditions.  Southern Water cannot 

recommend discharge of condition 32 relating to foul drainage. The proposed foul 
pumping station is to be located over the existing surface water sewer/ drain which is 
not acceptable to Southern Water.  

 
7.22 If the applicant or developer proposes to offer a new on-site foul sewerage pumping 

station for adoption as part of the public foul sewerage system, this would have to be 
designed and constructed to the specification of Southern Water Services Ltd. A 
secure compound would be required, to which access for large vehicles would need 
to be possible at all times. The compound will be required to be 100 square metres in 
area, or of some such approved lesser area as would provide an operationally 
satisfactory layout.  

 
7.23 The Council’s Building Control officers/technical staff and the Environment Agency 

should be consulted regarding condition 30 and 31 for surface water drainage. The 
proposed suds have not been offered for adoption and consequently will remain 
private following their construction. 

  
KCC Strategic Flood Risk Authority  

7.24  Various 14.01.2021  KCC Lead flood can recommend approval of the drainage 
strategy, following clarification by the applicant, and provided the LPA is satisfied 
materials and appearance of the proposed hard surfaces are consistent with other 
documents submitted for reserved matters approval.  No objection to the approval of 
reserved matters.   However, discharge of condition 30 cannot be recommended.  
The following comments are made in relation to discharge of conditions; 

• KCC are satisfied with the operation of the drainage system with control rates and 
proposed attenuation.  Concerns are specifically about the outlet from the existing 
basis referenced in para 1.5 of the Ardent Report as it is “assumed to connect into 
the Crane Brook”. 

• The condition and capacity of the outlet culvert is fundamental to the operation of the 
drainage basin and therefore information needs to be provided on its location and 
condition. This can be with the use of above ground tracing and CCTV footage of 
the internal condition of the pipe from the basin to its outfall.   

• As a discharge of condition application KCC Lead Flood would expect that there are 
no unknowns in relation to the operation of the proposed drainage system,  At this 
point there is a risk that this 225mm culvert is in bad repair and does not discharge 
to the assumed location.   

• At it cannot be assured that floor risk will not be created onsite or offsite, discharge of 
condition 30 cannot be recommended, though information for condition 31 has been 
submitted it would be usual that Condition 30 is discharged first.  Condition 32 
pertains to the foul system and is not in KCC Lead Floods’ remit.   
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 17.11.2020 
7.25 We have compared the previously submitted Drainage Strategy drawings by Ardent 

with the drawing number 187320/0003 P11 which has raised a concern which 
prevents us from being able to recommend approval of reserved matters. 

 
7.26 Drawing 187320/0003 P11 shows an undefined pipe network from the headwall at 

Goddards Pond joining the culvert at the corner of Plot 17. The Drainage Strategy 
Report does not detail this pipe network nor do the calculations from 2019 attached 
Demonstrate what impact this network will have on the culvert and the upstream 
networks.  Until the above issues have been addressed and clarified to our 
satisfaction we can not recommend the determination of reserved matters. 

 
 04.06.20 & 01.07.20 
7.27 Following on from previous comments - no objection in principle to the amended 

drainage Strategy prepared by Arden received 8th June 2020.  KCC Lead Flood 
would note the conditions on our previous response dated 4th June 2020 of the use 
of the correct FSR Rainfall data has been undertaken and acceptable. 

 
7.28 We would also note that any existing pipework that is to form a part of the surface 

water network, especially the assumed size and location of the 225mm pipe that 
discharges into the Crane Brook must be located and the condition confirmed during 
the detailed design. 

 
7.29 The outline application included an indicative sizing of surface water attenuation. This 

current application includes a report of greater detail and we are satisfied that 
sufficient space has been allocated within the layout presented. 

 
7.30 We would have no objection to the approval of the application for the reserved 

matters.  
 
 04.06.20 
7.31 Initial comments on the Drainage Strategy by Ardent received 28th April 2020 – no 

objection in principle to the proposed development.  The proposals seek to utilise a 
combination of attenuation basis, swales and ditches and hydrobrakes regulating the 
flow rate prior to discharge to the Crane Brook watercourse due to the siting being 
underlain with Wadhurst Clay formation giving very poor infiltration rates.  
Comments on the outline planning submission requested that the drainage system 
should be modelled using FeH rainfall data in any appropriate modelling or simulation 
software.  Where FeH data is not available, 26.25mm should be manually input for 
the M5-60 value, as per the requirements of our latest drainage and planning policy 
statement (June 2017); the FSR dataset should not be used. 

 
7.32 KCC Lead Flood have not been supplied with the updated Microdrainage calculations 

regarding the above FSR Dataset. 
 
7.33 The level of information is insufficient to confirm that the indicated sizing of drainage 

elements is sufficient within the Reserved Matters application; therefore we would 
recommend a holding objection until further information is provided to respond to the 
issues raised above. 

 
7.34 Any detailed design submission will also require an Exceedance plan illustrating 

where exceedance occurs and the extent and depth of flooding. Exceedance must be 
controlled within the site boundary due to the spring lines that may develop within the 
boundary layers of the Wadhurst Clay Formation which could cause flooding to 
properties within the development. 
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7.35 Please note that any comments we provide in relation to reserved matters are 

provided to ensure sufficient spatial arrangements are provided for the management 
of surface water within the proposed layout. With some applications we may request 
detailed information but any approval at reserved matters does not constitute 
approval of any design details, including but not limited to levels, depths and 
cross-sections until detailed design is undertaken and submitted for review and 
approved. 

 
KCC Highways  

 
7.36 Final comments are awaited regarding the applicants response to KCC Highways 

comments of the 7 January 2021 – Members will be updated at committee.   
 
 07.01.2021  
7.37 Whilst the Highway Authority do not object now to the scheme, their comments can 

be summarised as follows;  

• The HA always look to avoid potential conflict on the public highway, and areas of 
potential conflict were identified in previous comments, although in response the 
developer has significantly reduced the area proposed for adoption. 

• With regard to the proposed combined PROW/cycle route, please refer to the 
comments of PROW officer. 

• It is noted there would appear to be sufficient space to deliver the PROW/cycle 
facility separate from the access roads and associated turning heads as anticipated, 
and it is noted there is a desire to reduce road widths, the HA would advise that the 
minimum carriageway width to allow 2 cars to pass is 4.1m rather than 4.0m 
proposed.  It would be expedient to provide this additional width to limit incursions 
into the PROW.   

• In respect of the extent of adoption the Agreements Engineer confirms the proposals 
would be acceptable on the basis that the future development will provide an 
adoptable turning head at the end of the spur road to the north of the spine road – 
HA would like confirmation of this. 

• Agreements Engineer has requested details of traffic calming along the spine road 
and details of the proposed pallet of materials for adoptable areas.   

• In the absence of a plan demonstrating through links between the two neighbouring 
sites, the HA’s concerns regarding this provision are reiterated. LPA should be 
satisfied that the layout of the two developments do no prejudice this.   

• Standard informatives requested to be applied.   
 
 20.11.2020 

Objection and the following concerns are raised;  
7.38 1. The proposed cycle path along WC95 won’t be segregated as perhaps suggested 

by the plans and the arrangements raise a number of potential safety issues. O/s 
plots 93-94 a turning head is also proposed here for the refuse and other service 
vehicles and the vehicle will therefore be required to manoeuvre across the cycle 
path/PROW. This is not considered to be a safe solution and is unlikely to pass a 
safety audit. Similarly o/s plots 131-139 and 94-99 whilst the cycle path is 
dimensioned at 3.0m, this only leaves 4.0m for any vehicular access, which is 
substandard and not a workable solution and in addition vehicles from the residential 
units will manoeuvre across this whole space to use the parking spaces. 

 
2. These areas also raise a number of other concerns as follows: 
*Lack of an appropriately positioned and fully adopted turning head (131-139) 
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*Plots 108-119, the provision of tandem spaces for the larger houses and lack of 
additional spaces to compensate for this level of tandem provision which will result in 
on street parking is highly likely to make access to this area difficult for larger 
vehicles, which will result increased use of the turning head across the PROW. 
3. The highway authority would reiterate its advice that spaces in tandem is a very 
unpopular arrangement for residents and is likely to result in indiscriminate parking 
across the site. It is also likely to have implications for the extent of adoption. 
4. Both of the adopted shared surfaces will require additional width to accommodate 
margin/service strips. 
5. They are both also required to provide a well defined and self-enforcing turning 
head that does not lend itself to obstruction by residential parking. The arrangements 
o/s plots 173-174 are not considered satisfactory to serve the end of the spine road 
and an appropriately positioned turning head to the north is requested. 
6. It is considered most unlikely that the refuse vehicles will use the turning 
arrangements in the courtyards serving the flats as these are very confined and are 
heavily dependent on precise parking by residents and alternative arrangements are 
recommended, particularly for plots around 81-92. 
7. Although the revised plan shows indicative connection to the site at Turnden there 
is no indication that the developers have worked together to ensure that the 
proposed links in this development tie in with those at the adjacent layout and are 
therefore deliverable. It is considered essential that both developers are able to 
commit to the proposed links within their respective layouts. It is also noted that the 
links are not proposed for adoption and will therefore require a management solution. 
 
09.07.2020 

7.39 KCC Highways are not objecting to the scheme, however, a number of revisions are 
sought with a request for additional information/clarification.   

 
7.40 Parking arrangements – comments can be summarised as follows; confirmation is 

required as to the form the parking takes for each plot.  Garages are unlikely to be 
used and in rural/suburban locations the highway authority would not count them 
within the overall provision.  Car ports/barns should be open and not lend 
themselves to being enclosed with a door.  Tandem parking is often not well used 
and can lead to overspill.  

• Details of the number of garages and car ports across the site is requested together 
with dimensions. 

• Alternative design of the car ports are recommended to ensure they stay open and 
available. 

• The scheme has a high reliance on tandem spaces including a high number of three 
spaces in tandem for larger units. 

• KCC’s emerging standards are quoted as 2 spaces per unit for 1 and 2 bed houses 
and 3 spaces for a 4 bed house.  There are pockets where smaller units have one 
space each and additional provision is required.   

• Visitor parking immediately outside individual units does not provide suitable 
arrangements for the visitor or the resident.   

• There is some rear parking which although not prevalent, results in indiscriminate 
parking closer to the front door.   

 
7.41  A wider mix of parking arrangements are recommended to provide a robust solution 

for residents and visitors and ensure the access is not obstructed by indiscriminate 
parking.  

• Details of the EV are also requested and details of the cycle parking. 
 
7.42 Details of layout :- 
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• Confirmation of proposed areas for adoption is requested. 

• Please can carriageway and footway widths be annotated on the plan 

• A number of minor access routes significantly exceed the recommended length of 
40m without turning facilities, which will result in excessive reversing distances. 

• Many of the proposed turning heads are very confined and some require 
encroachment into the curtilage of plots or reliance on very careful parking by 
residents. Improved arrangements are required across the site and attention is drawn 
to the following for example, but this list is not exhaustive: o/s plots 3/8, 30, 18, o/s 
plots 112, 81-92, o/s plot 139 (shown to be outside the site boundary) plots 122, plots 
45/79, 77 (encroaches over curtilage and VP) Plot 173/175. 

• Refuse vehicle also need to be shown to enter and exit each of the parking courts 
egg o/s plots 63/67 and turn without impinging on private curtilage and with adequate 
clearance from car parking spaces. 

• With regard to proposed lighting early discussion with KCC’s lighting engineer 

• Luke.mockeridge@kent.gov.uk and the PC is recommended. 

• Some detail of the proposed traffic calming measures is requested. 
 

7.43 Pedestrian and cycle linkages:- 
The issue of pedestrian and cycle linkages across this site is considered under two 
separate applications.  TW/20/01028/SUB which relates to condition 20 of the 
outline application 16/502860 and also this reserved matters application 
(TW/20/00814 /REM). The same plan of pedestrian connectivity has been submitted 
for both applications. 
 

7.44 The TA for the outline application referred to three key corridors for pedestrian/cyclist 
movement; 

• *A northern link to the high street 

• *A corridor at the proposed access point (which was subsequently re-sited north) 

• *A connection into the existing PROW running along the northern site boundary 
 

• In addition, with receipt of the application for Phase 2 at Turnden (TW/20/00815) to 
the south of this site, there is also need to ensure that both developments provide a 
comprehensive solution to the provision of sustainable links. Currently this is not the 
case and neither application makes sound reference to the other. There is clearly a 
need for the developers to work together so as to maximise options for sustainable 
choices across these developments. Improvements should address the following – 
but this is not intended to be a prescriptive or exhaustive list 

• *Tie up the set back footway along the frontage of the two sites. This is shown to be 
Hoggin and consideration needs to be given to materials to ensure its useful to all. 
Also need details of proposed area for adoption. 

• *Tie up of the cycle link between the two sites (which doesn’t seem to be shown at all 
in Turnden ) 

• *Tie up with a proposed link from Turnden at the SE corner of the development. 
 

7.45 The arrangements within the BKF site also raise a number of queries: 

• *The cycle link from the SW doesn’t link to the A229 and doesn’t appear to link 
conveniently to the east onto the PROW network. (As yet there is no link shown here 
in Turnden ) 

• * KCC PROW officer has also made detailed comments on proposed works to the 
PROW to the north which is currently shown as a cycle link to the A229 but there isn’t 
a continuous dedicated link to the land to the east. 

• *No details of facilities or improvements are shown to the east of the site which would 
provide access to the COOP/Hub. 
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The overall strategy for cyclists both here and at Turnden therefore needs to be 
reviewed, worked up and coordinated across the sites. 
 

7.46 Condition 20 also requires the strategy to include phasing details and provide details 
including lighting and maintenance strategy. These details haven’t been provided and 
confirmation is required as to whether the links are proposed for adoption. 

 
7.47 Standard informatives also recommended.  
 

KCC Archaeological Officer 
 15.05.20 
7.48 The site lies to the south west of the historic core of Cranbrook, which is considered 

to have been an important later medieval market town. Cranbrook developed as part 
of the cloth trade and servicing surrounding farms and industrial complexes during 
the medieval and post medieval periods. It would have been on several major trading 
routes through the Weald, some of which may date from the Iron Age or 
Romano-British periods.  

 
7.49 There is general potential for the site to contain evidence of prehistoric and later 

settlement and activity due to its proximity to the River Crane. Such river valleys 
would have been a focus for early human occupation and there is likely to have been 
woodland clearance for agriculture and small farmsteads from the Early Medieval 
Period onwards. It should however be considered that this area has not been subject 
to much formal archaeological investigation. Absence of HER or known 
archaeological sites within the development area is not necessarily a reflection of 
lack of past activity. There will need to be a widespread programme of archaeological 
fieldwork to determine the presence/absence of archaeological remains, including 
palaeo-environmental remains close to the river.  

 
7.50 Brick Kiln Farm is of local heritage interest and its relationship to the brickworks and 

main kiln site to the north east is not clear. It is a focus of activity during the later post 
medieval period but it may have earlier origins, especially with a trackway directly 
linking it to the High Street. 

 
7.51 From the details submitted there is consideration of retention of historic boundaries 

and routeways, although the measures for the long term and robust conservation of 
the historic character within this housing development need careful review.  

 
7.52 It is disappointing that Brick Kiln Farm itself is not reflected more clearly in the current 

Masterplan. There are proposals for a “historic orchard” here but there is no positive 
reflection of the farm buildings themselves. It would be preferable for the farm core to 
be retained, possibly at ground level, and as part of the landscaping. The original 
farm “cottages” should preferably be retained as a footprint at least and presented as 
part of a heritage interpretation scheme for the new development.  

 
7.53 The brickworks themselves are of heritage interest and if it seems possible that the 

development could have an impact on this site, there needs to be a thorough 
assessment of its significance.  

 
7.54 In summary, the KCC Archaeologist considers that the assessment of archaeology is 

reasonable. More consideration of the historic complex of Brick Kiln Farm itself and 
its surrounding historic landscape, especially its relationship to the brick works, would 
be welcome. It is certainly recommended that Brick Kiln Farm historic footprint should 
be reflected in the masterplan as a positive heritage enhancement measure. There 
also needs to be robust consideration of the long term measures to retain the historic 
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field boundaries and routeways.  Conditions recommended to secure the 
implementation of an archaeological field evaluation works in accordance with a 
submitted specification, and a condition to secure a programme of archaeological 
and historic landscape interpretation.   

 
7.55 (Officer note: the conditions requested have been applied to the outline consent, 

conditions 39 and 40 and would need to be discharged prior to commencement of 
the development).  

 
KCC Public Rights of Way (PROW) & Access Service 
Various 05.11.2020, 11/08/07.01.2021 

7.56 Following a further holding objection returned due to outstanding concerns raised, 
KCC PRoW Team have accepted an approach whereby the shared 
footway/cycleway would be upgraded to a Bridleway by KCC using a sum secured by 
a legal agreement, to address the impact on public footpath WC95 as a “shared 
footpath/cycle path”.  KCC previously supported the creation of new off-road cycle 
access subject to the applicant demonstrating how they will upgrade the legal status 
of Public Footpath WC95 enable cycling.  KCC agree a condition to seek the final 
detail of this route through a condition that seeks the detail of this shared link and 
subsequently makes this available to be upgraded and it is noted the Legal 
Agreement would not be able to prevent the applicant seeking compensation..    

 
7.57 Reference is made to PRoW WC95 the applicant has illustrate a Future Cycle link on 

the plans, considering this link passes outside the boundary, across neighbouring 3rd 
party land, it is not clear how this link will be delivered, without further details showing 
how this link will be created this should be disregarded in terms of assessing the 
connectivity of this site.   

 
7.58 It is positive the updated plans show Public Footpath WC95 would be segregated 

from the “shared lanes” further the applicant has indicated that a new 3m wide 

asphalt surface would be provided along the majority of this right of way, where it 
passes through the development site. These path surfacing improvements are 
welcomed and supported.  

 
7.59 The surface treatment for the eastern section of Public Footpath WC95 remains 

unclear. While the ‘Surface Treatment Strategy’ suggests a new hoggin surface 
will be provided, the ‘Planning Layout’ indicates this right of way will remain 
unsurfaced. Given this path is likely to see an increase in use, it should be 
expected that the right of way will be surfaced by the applicant to an appropriate 
standard. To address this matter, the applicant should confirm their intentions for 
the surface treatment of Public Footpath WC95. 

 
 General advice to the applicant is re-iterated.   
 

18.05.20 
7.60 Holding objection raised.  Whilst it is expected that these matters can be addressed, 

a Holding objection is recommended until plans are submitted addressing the 
following matters;  

• Footpaths WC95 and WC94 are noted – passing directly through the site, the 
existence of these paths is a material consideration. 

• The site layout shows existing public footpaths across the site as cycleways whilst 
the D & A states that existing PRoW across the site will be ‘upgraded to form shared 
footpaths/cycleways’.  In principle the creation of new cycle access is generally 
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supported but it is not shown how this will be achieved.  This is because the legal 
status of the public footpaths would need to be changed to facilitate cycle access.   

• New links would be a valuable addition to the PRoW network but ongoing 
maintenance would need consideration.  It is expected these will not become the 
responsibility of the CC’s PRoW and Access Service. 

• Paths should be designed to be safe, secure and inviting to use, overlooked within 
open and welcoming environments.  Planting should be kept to a minimum. 

• WC95 – plans indicate that this existing right of way would be surfaced and widened, 
where it passes through the development site.  These improvements are welcomed 
concerns are raised with the introduction of shared lanes along the alignment of 
WC95.   

• With reference to the Pedestrian Connectivity Plan, Public Footpath WC95 would 
pass along a new estate road. Considering this right of way currently passes through 
open countryside, the proposed layout would transform the character of the path, 
introducing potential for conflicts with vehicles and safety issues for path users. To 
address this issue, it is requested that the applicant submits a revised masterplan. 

• The applicant previously submitted site layout plans (16/502860/OUT) that illustrated 
clear separation between vehicles and pedestrians, with the right of way being 
aligned along a new footway. It is requested that this footway provision is reinstated 
along the Definitive Alignment of Public Footpath WC95, to provide clear segregation 
between the Footpath and the carriageway.  

• The latest plans also show that ‘Controlled Access Bollards’ would be installed along 
Public Footpath WC95, to prevent unauthorised vehicle access along the right of 
way. The applicant is reminded that the installation of these new structures would 
need to be authorised by the County Council. Consideration must be given towards 
the design of these new bollards, to ensure that access for path users with disabilities 
is not impeded. 

• With reference to the attached georeferenced map, there appear to be discrepancies 
between the Definitive Alignment of this right of way and the route shown on the site 
layout plans. The applicant must revise their site layout plans to ensure the surfaced 
route on the ground follows the Definitive Alignment. If this is not possible, the 
applicant would need to apply to divert the right of way.  

• The Design and Access Statement (Page 45) also states that Public Footpath WC95 
will be ‘re-aligned to create pedestrian priority’. It is requested that the applicant 
clarifies their intentions for this right of way, as this statement is not clear.  
 
Impact on Public Footpath WC94  

• This right of way has been identified as a potential emergency access route, with 
‘Controlled Access Bollards’ being installed to prevent unauthorised vehicle access. 
The applicant is reminded that the installation of these new structures would need to 
be authorised by the County Council. Consideration must be given towards the 
design of these bollards, to ensure that access for path users with disabilities is not 
impeded. 
 
Summary 

• Public Footpaths WC95 and WC94 pass directly through this application site and 
would be affected by the proposed development. While the applicant has 
acknowledged the existence of these Public Footpaths, there are discrepancies 
between the Definitive Alignments of these PRoW and the routes shown on the site 
layout plans. Concerns are also raised with proposal to align Public Footpath WC95 
along a vehicular route, as this would introduce safety issues, while the applicant has 
not clarified how the status of existing Public Footpaths will be upgraded to enable 
cycle access. 
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• Matters to bring to the applicants attention - no structures to be erected on or across 
the PRoW without express consent of the HA. 

• No disturbance of the surface of the PRoW or obstruction of its use either during or 
following any approved development without the express consent of the HA. 

• No hedging or shrubs to be planted within 1m of the edge of the PROW. 

• Applicant to be made aware that any planning consent given confers no consent or 
right to close or divert any PROW. 

• No Traffic Regulation Orders will be granted by KCC for works that will permanently 
obstruct the route unless a diversion order has been made and confirmed. 6 weeks 
needed to process a temporary traffic regulation order. 

 
TWBC Tree Officer  

 11.01.2021 
7.61 Final comments - primary concern is with oak T59 – not excavation related but the 

inclusion of this large tree in a residential garden, with future pressure implications 
(shading, safety etc.), the Tree Officer recognises this decision was made in a wider 
design context, but note that the indicative AIA submitted for 16/502860/OUT showed 
this tree in open green space adjacent to a ‘proposed wooded area’, a far better 
design.   

• There should be greater resolution of the RPA for G70, (but the Tree Officer accepts 
that the risk will not be so great subject to compliance with all the details of the 
submitted AMS). 

• Comments that the footpath in the northern meadow will be a cut grass footpath are 
noted. 

• Concerns are still noted regarding the ASNW buffer but given the design guidance 
and current policy the Tree Officer is not confident this point could be defended in an 
appeal situation.    

• Strongest objection to remain is to the loss of the mature Oak T24, This tree was 
identified as a category ‘A’ specimen using British Standard BS 5837 methodology by 
the project arboriculturist, and was shown for retention in the AIA submitted with the 
Outline application, which informed the assessment of the proposals made by the 
tree officer at the time. I am incredulous that such a valuable tree on such a large site 
could not be successfully integrated into the design in a sustainable manner at 
reserved matters. 

• Where possible it is preferable to retain mature tree stock rather than replace it, due 
to the risk of poor establishment and the time required to attain the same landscape, 
ecological and other values mature specimens carry. If this scheme is approved in its 
present form, I would expect semi-mature planting with English oak to the south of 
plot 167 and between plants 85-88 and 54-57. 

• Tree officer is satisfied that the levels strategy can be addressed for the emergency 
access under the separate application for the access.   

 
7.62 24.11.2020 
 Various amended documents have been reviewed, including: 
 
7.63 Arboricultural Impact Assessment and Arboricultural Method Statement ref. 

5155/19-02 Rev 04 
Level Strategies 187320/0001_G and 187320/0002_G 
Ancient Woodland – Response to Consultation Comments dated August 2020 

 
7.64 It is noted that oak T24 is still shown for removal and I would strongly object to its 

removal on the grounds I already outlined. 
 
7.65 It is not considered that the following issues have been resolved: 
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• Oak T59 is shown within the rear garden of plot 166 and overtopping a large 
proportion of this and the neighbouring garden (plot 167). This tree should not be in 
or substantially overhanging any residential gardens, and ideally would not be 
directly south of a dwelling. 

• The road and SW/FW sewers near plots 127-130, 139 and 155 pass through the 
RPA of much of G70. It is still not clear how significant the impacts on the higher 
value components of G70, in particular the oaks, would be. 

• The raised footpath in the ‘northern meadow’ is shown substantially within the RPA of 
T10, with the banking against the trunk. This path should be moved to minimise level 
changes and footfall near the tree. 

• The level strategy still shows the existing access track to the High Street lowered. I 
understand that this access is dealt with under 20/01028/SUB, but it is important that 
approval not be granted for excavation along the whole of this track given the likely 
damage to adjacent trees. 

 
7.66 The ancient woodland response considers that the woodland south-east of the site is 

of ‘at least County level value’, based on its quality and classification, but concludes 
that, given the nature of the proposed development, the minimum 15m buffer is 
sufficient and the site layout has been retained accordingly. The response states that 
‘standard mitigation measures’, to be detailed in a Construction Environment 
Management Plan, will be used to protect the woodland during the development 
phase, but does not generally address occupancy-related impacts. Although the 
response notes that there are no external illumination features proposed near the 
ancient woodland, there are 7 plots with fenestrated elevations facing the woodland. 
It is not clear whether these have been taken into account, and once inhabited these 
dwellings may be fitted with additional exterior lights at any time. Similarly, predation 
by domestic cats, which typically have ranges beyond 15m, is not mentioned. There 
is presently no residential development within 150m of this woodland and that 
development is on a much smaller scale to what is proposed. The woodland is quite 
narrow and therefore particularly reliant on the buffer to protect its quality, as 
changes to the surrounding environment and persistent external impacts will more 
easily affect a larger proportion of woodland. The suitability of the minimum buffer 
has not been adequately demonstrated. 

 
 08/07/2020 
7.67 Most of the trees are concentrated on the periphery of the site and include some 

large, mature English oaks, such as T46 and T48 to the south-west and T65, T67, 
T75 and T76 to the north-east, as well as some mature ash (e.g. T69).   

 
7.68 There are hedgerows and tree groups of variable quality and value along nearly the 

whole of the site boundary, most notably the ancient woodland (ASNW) to the east 
recorded as W52 and W60.  

 
7.69 There are also some large oaks growing centrally in the site (T24, T42 and T59) 

which, together with oaks T46, T48, T65, T67, W52, W60 and other trees/hedgerows 
near the pedestrian site entrances (H39, H40, G3, G8, G70, H5, H11 and W7), are 
prominent landscape features from the PRoW footpath and help to define the site in 
arboricultural terms. All of these, if retained, would remain prominent landscape 
features following development.  

  
Tree removals  

7.70 These are summarised in the arboricultural impact assessment; most are graded 
category ‘C’ or ‘U’, though there are several category ‘B’ ashes (T69 and part of G70) 
and one category ‘A’ oak (T24) to be removed.  
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7.71 Except for western hedgerows (H39 and H40) to be removed to allow new vehicular 

site access and landscaping, all the trees/hedgerows to be removed are interior to 
the site. Most are relatively small with limited landscape or ecological value, but I am 
concerned about the proposed felling of T24 due to the likely severe impacts of a 
proposed road and SW drainage.  
 

7.72 This is a mature oak with multiple veteran features which does not appear to be in 
terminal decline, and while the AIA notes that the tree is likely suffering from 
compaction, there is no reason why it could not be accommodated in a development 
of this nature and managed to improve its condition. This is also one of only two 
on-site trees identified as having high bat roosting potential in the Biodiversity 
Mitigation and Enhancement Scheme. 

 
Incursions and future pressure 

7.73 A number of the road, cycle- and footpaths proposed across the site would enter the 
root protection areas of trees to be retained. In most cases, particularly for the cycle- 
and footpaths, this would be acceptable subject to the use of no-dig, permeable 
surfacing, but there are several areas where the encroachment seems excessive or 
the extent is unclear. There are also several trees likely to experience future 
pressure.  
• The proposed cycle path along the existing track connecting to the High Street 

will also serve as emergency vehicle access and is shown as 3.7m wide. This 
will probably require hard pruning of the hedgerows and possibly loss of some 
sections. This is not a problem in the long term but consideration should be given 
to minimising the damage and reinstating parts of the hedgerows if necessary.  

• The Emergency Access Construction Details show three options for the track 
construction; only no.2 would be suitable, as excavation below any existing 
sub-base and the use of compacted, impermeable material could cause serious, 
long-lasting harm to limes G3 and other vegetation along the track. Option 2 
would have to be installed above existing soil levels, and edging could not be 
founded or otherwise involve trenching.   I assume the rising main shown is 
existing, though it does not appear at all in the drainage strategy.  

• There is a raised footpath in the north-east corner of the site shown substantially 
within the RPA of T10, with the banking against the trunk. This path should be 
moved to minimise level changes with the RPA.  

• The road and SW/FW sewers near plots 127-130, 139 and 155 pass through the 
RPAs of ash T69 and much of G70. The incursions for T69 are tolerable but it is 
not clear from the AIA or tree plans how significant the impacts to the higher 
value components of G70 would be.  

• The finished levels for the shared drive near plots 117-119 are shown on the 
level strategy plans as the same as existing, implying excavation. No excavation 
should be carried out here.  

• The encroachment of the drive outside plots 30 and 31 into the RPA of T42 is 
large but tolerable, provided this is no-dig and there is adequate soil amelioration 
including mulching and decompaction. I would also note that the levels here are 
shown raised as much as 0.6m, which would require layering the Cellweb.  

• The hoggin footpath shown passing under T46 and T48 is variously shown 
above, at or below existing ground levels, and banking is shown only along the 
southern edge of the path suggesting that the northern one-third or more of 
these RPAs could be subject to level changes (mostly raising). Both lowering 
and raising levels should be minimised within these RPAs and, except for the 
path installed on Cellweb or similar, should be kept at the periphery of the RPAs.  
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• The canopy of T46 is only 5m from the front elevations at plot 45 and will shade 
the house throughout much of the morning. The only windows of the master 
bedroom and living room will directly face the edge of the crown.  

• Oak T59 is shown within the rear garden of plot 166 and overtopping a large 
proportion of this and the neighbouring garden (plot 167). This tree should not be 
in or substantially overhanging any residential gardens, and ideally would not be 
directly south of a dwelling.  

 
7.74 More generally, wherever roads pass over the RPAs of retained trees, permeable 

surfacing should be used over the Cellweb; this is not shown on the drainage 
strategy. 

 
Ancient Woodland 

7.75 NE standing advice specifies a minimum of 15m buffer for ASNW which should 
exclude hard surfacing/SuDs features unless the later adheres to RPA’s and does 
not detrimentally affect the water table.   

 
7.76 Minimum 15m has been applied, some gardens fall into the precautionary buffer of 

25m.  Levels strategy indicates significant engineering encroachments even into the 
15m buffer. No detailed assessment has been made justifying use of the 15m buffer, 
though the Biodiversity Mitigation and Enhancement Scheme states that “subject to 
the implementation of appropriate mitigation measures with regard to pollution 
prevention, recreational access restrictions and the use of sensitive lighting, it is 
considered unlikely that the proposals will significantly impact the adjacent ancient 
woodland.”  

 
7.77 Defensive planting is mentioned as a restrictive measure and the planting plan does 

show some hawthorn, blackthorn and dog rose in the buffer, though I am sceptical of 
the degree to which this will discourage entry, particularly with the footpath link in 
place. It is not clear whether a sensitive lighting strategy has been integrated into the 
scheme, and I would expect frequent activity and some noise pollution from the drive 
abutting the buffer of W60.  

 
7.78 The land slopes down in the south of the site towards the woodland and Crane 

Brook, and a significant proportion of this area will become hardstanding or occupied 
by buildings, with surface water diverted to the large basin north of plots 168-173. 
These changes may affect the hydrology of the western edge of the woodland and 
should be assessed.  

 
TWBC Conservation and Urban Design officer 

 Various including Addendum 17.09.2020 & 27.05.2020  
7.79 Following a number of meetings with the applicants and agents, all of the concerns 

raised above in relation to design have been addressed, in regards to details and 
connectivity.  From my point of view, the only condition the CO would now want to 
suggest would be for details, including source and type, of proposed materials.  The 
mix shown on the materials plan otherwise is generally acceptable.  It is noted that 
the brick walls will utilise some of the same bricks proposed for the houses and this 
will be indicated on plans. 

 
7.80 An addendum heritage statement has now been submitted and, as with the outline 

scheme, it is very thorough and considers the impact of the scheme as now set out in 
the reserved matters application, including the layout, landscaping and proposed 
materials and how these may mitigate against harm.  However, whilst the CO 
generally agrees with the assessment of harm to the listed buildings in the vicinity, as 
with the conclusions of the statement for the outline scheme, the CO again disagrees 
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with the level of harm attributed to the significance of the Cranbrook Conservation 
Area.  Whilst GPA3 is referenced as a supporting document, there is no evidence in 
the statement that the methodology set out within it has been used.  Instead, it 
appears that a methodology of scrutinising and interpreting the conservation area 
appraisal has been used to assess impact on significance.  In the CO’s view this has 
led to an inaccurate interpretation of the special character and appearance of the 
Conservation Area, and those factors which contribute towards its significance.   

 
7.81 The statement methodically goes through aspects of the area’s special interest which 

are discussed in the appraisal, notes that the rural setting is only one of a number of 
these, and therefore concludes that this lowers the importance of it as part of the 
significance of the conservation area.  The CO comments this is contrary to the 
policies in the NPPF, in particular paragraph 193: ‘when considering the impact of a 
proposed development on the significance of a heritage asset, great weight should 
be given to the asset’s conservation (and the more important the asset, the greater 
the weight should be).  This is irrespective of whether any potential harm amounts to 
substantial harm, total loss or less than substantial harm to significance.’  As noted 
in the CO’s original comments, conservation area appraisals are not meant to be a 
gazetteer of features, but rather a summary of what the special character is.  It 
cannot therefore be relied on as the sole source for identifying features that 
contribute towards significance, the best example of this being views that may form 
part of significance but are not expressly discussed in the appraisal.   

 
7.82 However, the CO does agree with some parts of the statement in regards to the 

discussion of what is noted in the conservation area appraisal.  For instance, the 
glimpses through to the countryside from within the Conservation Area will indeed be 
unaffected by the proposals, thanks to the buffer on the northwest side and 
landscaping proposals. 

 
7.83 To conclude, for ease of reference the CO repeats her comments in the initial report 

as these remain relevant, with an additional comment: 
 
7.84 ‘In my view, notwithstanding comments on the design progress of the scheme as set 

out below, less than substantial harm would still be caused to the setting of the 
heritage assets set out above, and in the case of the Conservation Area this would 
be at the higher end, because of the scale of development and the dilution of the 
historic association of town (Cranbrook) and countryside (the open countryside and 
farmland that supported the trade of the town and is therefore a closely linked, 
important historic association).  A large housing development which further moves 
the built extent of the town into the countryside would be uncharacteristic of the 
historic grain, as well as the perception of separation between the densely built 
historic town and its rural setting.  Paragraph 4.6 of the conservation area appraisal 
states that ‘the town itself, with its local natural mellow colours, weathered materials 
and dense vegetation, nestles harmoniously within its landscape setting.  Wedges of 
countryside penetrate right into the town, particularly along the Crane Valley.’    
Finally, and importantly, paragraph 6.11 is quoted: ‘on entering the town from the 
southwest, down High Street’s gentle gradient, trees, shrubs and ample gardens 
frame the view, while frequent glimpses of wooded open country to the south sustain 
the rural ambience.’  I appreciate that this relationship has been taken into account 
in terms of mitigation, such as the substantial green at the front which provides a 
visual buffer and reduces the presence of the development, but this does not reduce 
the level of harm to the lower end in my view.’ 

 
7.85 The strong character areas, clear legibility of the site with strong routeways, green 

buffers, entrance green and indicative choice of materials that have come through to 
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the reserved matters stage will assist in mitigating against the less than substantial 
harm caused.  The harm therefore would be more than a middle level of harm, but 
not near to the highest level of harm as was assumed by the heritage consultant in 
the statement. 

 
 7.05.20 
7.86 More detail required to support this application.  The submission of an outline was 

not previously supported because of the scale and impact on heritage assets that 
would be difficult to assess without fully detailed plans.  However, the CO was able 
to conclude less than substantial harm would be caused to the setting of the 
Cranbrook Conservation Area and some listed buildings outside of the Conservation 
Area. The historic relationships between these would be diluted, and the rural setting 
of the CA, noted as being a key characteristic in the conservation area appraisal, 
would be harmed by further housing development outside of the core of the historic 
village and into agricultural/rural landscape which as historically formed a part of the 
backdrop to the town.  This relationship between town and agricultural setting, given 
that the main wealth of the town was based on the wood trade, is an important part of 
the significance of the CA.   

 
7.87 Amended plans and a revised design and access statement enabled the CO to 

conclude less than substantial harm would be caused to the CA, Goddards Green 
Farm, Turnden (now ruined by fire and de-listed) and Crane Cottage.  The Design 
and Access statement succinctly sets out the design process based on an analysis of 
the historic characteristics of the site and surrounding area, in particular pages 41-43.  
It does not, however, now that the scheme is before us in detailed form, specifically 
assess impact on significance.  

 
7.88 Notwithstanding comments on the design progress of the scheme, less than 

substantial harm would still be caused to the setting of the heritage assets set out 
above, and in the case of the Conservation Area this would be at the higher end, 
because of the scale of development and the dilution of the historic association of 
town (Cranbrook) and countryside (the open countryside and farmland that supported 
the trade of the town and is therefore a closely linked, important historic association).   

 
7.89 To conclude, an addendum heritage statement should be submitted with this 

application now that the details of the development are proposed and an accurate 
assessment of impact on significance can be made. 

 
7.90 Urban Design – Broadly supportive of this detailed application, though some minor 

concerns that have carried over from the indicative plans particularly in regard to; 
permeability and materials;  No reference to the Farmsteads guidance SPD; 
reference to the AONB design guidance at the end of the DAS is welcome and the 
conclusions reached are agreed.  Whilst set out at the end, it is acknowledged that 
this guidance is fairly recent and the design process has been lengthy.   

 
7.91 Main success is considered to be the character areas, their overall locally distinctive 

identity based on contextual analysis and the strong architectural character of these 
including the quality appearance of the housing types which reference local 
distinctiveness but with contemporary elements that ground it in the locality but also 
provide a clear identity – this is in line with the National design Guide’s advice on the 
‘identity’ characteristic in particular, out of the 10 characteristics in the guide.  The 
CO is broadly supportive of the approach,  which in most cases meets the aims of 
the guide’s good practice for creating successful places (given the constraints of the 
site that inevitably restrict good practice).   
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7.92 Some concern expressed about the lack of frontages to the principle route, after the 
first row of houses, but again acknowledge this is a landscape led development and 
that otherwise attention has been given to ensuring these green spaces are 
adequately and appropriately landscaped to ensure they are welcoming.   

 
7.93 There are planned wider links and opportunities created for, e.g. for the rest of the 

allocation.  Much greater legibility in terms of through routes for vehicles in particular 
would be preferred but the constraints of the site and need for a landscape led 
approach are noted, otherwise legibility in terms of hierarchy appears clear.  Lack of 
links into the adjacent site – whilst no approvals as yet, it is national policy aim for 
developments to consider future potential with the aim of lifetime design and 
liveability eg paragraph 127 of the NPPF – developments should function well over 
the lifetime of the development, along with Building for Life 12.     

 
7.94 The layout and form is broadly supported because of the loose adherence to the 

perimeter block form, though with some constraints (including the historic landscape 
character) to the routes around these blocks where vehicular access ends – this is 
discussed above. The positive attribute of the perimeter block approach is that the 
development addresses the routes well, and creates active frontages to them on 
most sides. Page 32 of the DAS demonstrates how the corners of the blocks have 
been considered so that elevations facing routes have fenestration to provide 
surveillance and a more secure and active presentation to the street in comparison to 
a blank elevation. The exception to the perimeter block approach is the Crane Valley 
farmstead character area, though the divergence from the stronger block form is 
justified on page 57 of the DAS, in order to create a much more informal grouping of 
houses with softer landscaping, reference to historic farmstead layouts, and a softer 
interface with the woodland to the south in the Crane Valley. The site does however 
have a perimeter footpath.  Materials appear appropriate, parking appears largely 
well located except plot 169 – set some distance from the house.  Otherwise the 
parking, landscaping between and relationship to greenspaces are acceptable.  
Parking is similar approach for the private and affordable.   

 
7.95 Scale and form - is addressed well through the character areas – the densities of the 

site are scaled in relation to the scale of the routes and the green spaces and this is 
in successful, with the aim of integrating into the landscape as far as is possible. The 
massing of the buildings is appropriate to the context as a largely landscape-led 
residential development and the houses are appropriately two storeys in height. The 
street scenes also illustrate this successfully. 

 
7.96 Appearance and materials – the character areas are now supported and 

well-articulated in the DAS, resulted in built form and spaces that are well-defined 
and satisfactory appearance.  Some repetition of house types with variances in 
appearance are appropriate and considered rather than random.  The farmsteads 
character areas are particularly distinctive and supported; in particular plot Plot 1 
(Goddards Green) is a distinctive landmark in this street scene at the entrance and is 
welcome in this regard, including the scale and architectural appearance. The 
houses are designed to include local material and details references but in a 
contemporary form, which in my view is successful in creating its own identity whilst 
respecting its context. The materials mix is distributed appropriately, and I am 
supportive of the use of clay tiles for all roofs as this is appropriate to the context and 
the designs proposed. 

 
7.97 Materials are key – shown in indicative form, and are broadly acceptable – exact 

details of these are required by condition.  I would prefer natural materials rather 
than the composite weatherboarding or uPVC windows, but given the large expanse 
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of weatherboarding this may be difficult to justify, if the proposed weatherboarding is 
of sufficient quality. None of the windows have been designed to replicate historic 
window types, and none are to be white, and in my view this makes the use of uPVC 
more acceptable, again subject to details of frame size and colours. 

 
7.98 Concerns regarding external works plans and Close boarded fencing, long stretches 

and surrounds the Crane Valley farmstead development.  Clarification sought on 
some of the boundaries.  The CO concludes an addendum or new heritage 
statement is required to discuss the impact of the final version of the proposed 
development on significance of the heritage assets affected.  It is considered less 
than substantial harm would be caused to some of the nearly heritage assets, and at 
the higher end of the scale for the Cranbrook Conservation Area.    

  
TWBC Housing Officer  

 17.12.2020 
7.99 The scheme does not require amendment to change the 3 x  2 bed ground floor flats 

to be one bed wheelchair adapted – Part M4(3).  It is noted that this means that 
whilst the majority of the units meet the M4(2) standard and are wheelchair 
accessible, none will be Part M4(3) standards.  This is to ensure the affordable 
housing mix best meets the needs of the Parish.  

 
 Various including – 29.10.2020, 13.11.2020, 16.11.2020 
7.100 Comments can be summarised as follows;  

- Following an initial comment on the mix – and need for more 4 bed homes, it has 
been confirmed the affordable housing size and mix as proposed is acceptable.   

- Following comment that the affordable homes should be built to Building Regulations 
Part M4 (2) accessible homes, and the developer should be aiming to provide 10 % 
of homes to be suitable for wheelchair users by identifying plots to these standards, 
the Housing Officer has  subsequently confirmed demonstrating there is identifiable 
need for mobility housing.   

- Whilst it is noted there are some areas with no affordable housing, the spread of 
affordable homes across the site is satisfactory.   
 
TWBC Planning Environmental Officer  

 17.11.2020 
7.101 I have reviewed the energy proposals within the report and note that the applicant 

has altered their approach so that it now follows the energy hierarchy rather than 
offering either energy efficiency measures or renewable energy technology provision 
as was originally proposed in 2016. The applicant’s newly proposed approach to 
reduced 10.2% of carbon emissions through both fabric first and renewable energy 
provision approaches is now compliant with our existing policy expectations. 

 
7.102 I have made the applicant aware of our more ambitious policy expectations to move 

even further beyond building regulation expectations that are currently being 
developed for the new Local Plan. This future approach is outlined in the July 2019 
Energy Position statement available online. Relating to this, a correction is required 
within this report. Paragraph 1.15 of the applicant’s report states that residential 
development is required to deliver at least a 10% carbon reduction. This is incorrect. 
The expectation would for a reduction of 25-39%, so a minimum of 25%. I would 
request that the applicant corrects this paragraph accordingly. 

 
7.103 Against the backdrop of these future policy requirements and given the 2019 

changes in climate change commitments at both national and local level, the 
applicant’s approach is not as ambitious as expected from an application of this size. 
Indeed, negotiations with the adjacent Turnden application have begun at 14% 



 
Planning Committee Report 
27 January 2021 

 

despite this application being at an earlier stage in the process. That being said my 
understanding is that the applicant is not yet seeking to discharge these conditions 
and that this will occur at a later date. This report is seen as an acceptable starting 
point and would urge the developer to look again to see if any further carbon 
reductions are possible as the design progresses. Please refer to my colleagues in 
Environmental Protection for advice on EV charging infrastructure 

 
Various including 19.05.2020 & 21.05.2020 

7.104 It is noted that the applicant proposes to deal with matters relating to sustainability, 
energy conservation and renewable energy provision via separate discharge of 
conditions - it is strongly advised that, if work has not started that the applicant begin 
developing their approach now.  The outline discussed two possible options for 
addressing matters of energy conservation and renewable energy generation whilst 
neither was supported, it was considered that an approach could be agreed.  The 
expectation to develop and agree an approach was captured by condition 38.  The 
applicants attention is drawn to the fact that in the past year the LPA’s approach to 
dealing with these topics has been updated.    

 
 Initial comments  
7.105 It is noted that the applicant intends to deal with matters relating to sustainability, 

energy conservation, and renewable energy provision via a separate sub application.  
Whilst this approach is satisfactory, the applicant should ensure that the most up to 
date version of the EV charging point guidance is referenced.   

 
TWBC Landscape and Biodiversity Officer  

 Updated comments 06.01.2021 
7.106 Comments can be summarised as follows;  

• The applicant has done a good job addressing all the issues – amended documents 
deal with all the LBO’s comments in a comprehensive and holistic way.  The letter 
accurately records the LBO’s views, who is able to support the application.   

• It is noted that Natural England do not object to the proposals and advise the AONB’s 
comments have been sought.  Such comments have been received and a review 
submitted by the AONB that includes a schematic plan, not in conformity with the 
approved outline consent or allocation policy.  The submitted design has been 
reviewed by officers and found overall to be satisfactory and demonstrates a number 
of positive responses to the AONB that do go beyond what a volume housebuilder 
might normally provide.  There are also criticisms of the ecology work and concerns 
raised over the impact on the ancient woodland.  The ecology work has been 
considered in some depth.   

• Car Barn details are agreed. 

• Crane Valley character area amendments agreed and addresses the need for strong 
pedestrian routes through. 

• Concerns in relation to connections have been address with potential connections 
through to Turnden.   

• Trees and Ancient woodland – whilst some suggest that a buffer for ancient 
woodland of greater than 15m is preferred this is an agreed minimum, subject to 
assessment and design, as set out in Natural England guidance.  The Council has 
more recently been adopting a default of 25m requiring anything less to be justified 
but this approach is post the approval of the outline scheme.  It is for the applicant to 
demonstrate the acceptablility of the proposed buffer.   

• The ancient woodland offset plan shows the majority of the development more than 
15m away. 

• Plots 175-180 rear fence retaining 187320/SK20 shows extreamely slight changes in 
levels – likely to have a negligible additional effect. 
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• Light bollards have been removed where it causes concern.   

• The applicant has addressed the Tree Officers comments.  Taking all these into 
account it is considered that the effects on trees and woodland have been addressed 
to a point where the scheme is considered acceptable. 

• Natural play and public art, street furniture and interpretation boundary treatments 
and attenuation ponds are now considered acceptable.   

• Revised details of the landscape strategy and planting plans are now considered 
acceptable and The applicant has sought to take onboard my comments and those of 
the AONB Unit and states that they are now providing some 200 individual new trees 
and 2,800 woodland trees in addition to hedgerows, woodland understory, marginal 
planting to ponds and areas of wildflower meadow. 

• Ecological enhancements and additional information and clarity result in suitable 
ecological enhancements. 

• Proposal would result in Biodiversity net gain  - currently predicted gain in area 
habitats of around 40% and hedgerows 11%, whilst ancient woodland has been 
included in baseline data, if removed this would only make the net gain greater.  The 
policy is no net loss, and the gain required by legislation is likely to be 10%.     

• There will inevitably be greater disturbance as a result of the development and some 
loss of connectivity  however, mitigation has sought to minimise these effects and 
where possible enhanced, this can be monitored through the LEMP.   

 
The comments can be read in full on the council’s website and attached as appendix 
A. 
 

7.107 Key comment can be summarised as follows; 
- The application follows discussions and therefore comes as no surprise.  The basis 

for the assessment is the approved outline and the approved plans. 
- Following the setting out of the background – the LBO confirms the overall 

impression of the submission is very positive.  The scheme does in general meet the 
policy requirements and is in general conformity with the approved plans and the 
general approach to layout and design is supported, although it is not without 
criticism. 

- One change is the requirement for developers to demonstrate biodiversity net gain – 
would like to see the metric applied and built in as part of the LEMP. 

- D & A provides a clear overview of layout and design and explains key elements of 
detail, including a checklist against the AONB design guide and the applicant has 
usefully provided a commentary against the checklist for each of the design 
principles. 
 
The LBO sets out his own conclusions as follows; 
 

- DG1 Responding to site and context,  - through landscape and historical studies 
three key historical landscape/AONB features identified for restoration, a strip of 
common land, a block of woodland and a routeway, in addition to ponds, grassland 
and ancient woodland are protected/enhanced. 

- DG2 – new and attractive green route from Hartley Road into Cranbrook, maintains 
existing footpaths through the site ad has the ability to provide footpath connections 
along the Crane Valley to the south subject to landowner agreement.  High degree 
of permeability  

- DG3 – layout and structure - there is variety in the layout and building groups, broken 
up significant and incidental green spaces that should form a pleasant green 
framework.  There is clear hierarchy within the street types and pedestrian routes, 
steeper slopes avoided for built forms and levels changes minimised. 
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- DG4 using buildings to define streets and spaces – generally good overlooking of the 
green spaces from within the Crane Valley Character area, clear building lines 
generally – weaker on the main access road.  Crane Valley – deliberately different 
approach – turns its back and enclave – may need discussion. 

- DG5 – The Right Built form – scheme informed by a vernacular architecture and 
materials but applies a modern  interpretation - strong character to avoid 
homogeneity – farmstead oast is a reference to the former farmstead  
And strengthens sense of place. Historical farmstead remains to be protected and 
interpretation material will be provided. 

- DG10 – reinforcing local planting character and habitats – proposal includes 
significant areas of habitat creation and enhancement, detailed comments made on 
planting plans in the appendices.  The whole of the greenspace is secured by legal 
agreement to be managed for the lifetime of the development and make a significant 
contribution to the local landscape. 

 
7.108 Overall the LBO considers the scheme has shown high regard for the High Weald 

context in design approach.  On the whole impressed with the individual units and 
overall effect – comments include approach taken to a number of details.   

 
7.109 Detailed comments on the plans – Crane valley turns its back – this may not be an 

issue subject to boundary treatments.  Ped route passes through the courtyard 
which is a feature of the high weald farmsteads but whilst the approach from the 
north is open and attractive, southern approach is enclosed and forbidding.  Garden 
plots do not appear to have responded to landscape context (170-173).  Layout 
should show how the rest of the proposed allocation will be accessed, vehicles and 
pedestrian and useful for the layout to indicate how and where it will connect with the 
land to the south at Turnden Farm – noting it will be illustrative only. 

 
7.110 Pedestrian connectivity 7115-L-103 Rev E - does not show the potential pedestrian 

connections- shows connections to the east but not north or south consideration 
needs to be given to construction details/markings.  Existing PROW should be 
overlain.  Shared access at for 156 – 159 looks like it should have a bell mouth.  
Pathway to southern decking has no colour.  External works plan difficult to read.  
Further inset detail are clearer but lacking landscape context.  Comments on the use 
of bollards, enclosures, details required for path constructions, decking and signage.  

 
7.111 In essence, detailed planting and information on ecology –general approach is as 

hoped for – but the detail is generally disappointing. Landscape and ecology needs 
for more thought and greater attention to detail if it is to achieve all that the Council 
and applicant hoped for in terms of positive outcomes for the High Weald AONB 
landscape.  Significant landscape and biodiversity enhancement are part of the 
justification for this development and it is important that it is of the highest standard.   

 
7.112 Goddard’s Green pond detail – general approach is satisfactory but is illustrative – 

does not show the slope, anticipated water level is overly optimistic – should also 
have an outfall.   

 
7.113 Ecological enhancements – summary of principles and key features, acceptable in 

broad terms – hop overs are of limited value, not always evident in the planting 
scheme – some may benefit birds and bats, but little benefit to dormice.   

 
7.114 Lighting strategy, the approach is not to have street lighting and this is welcomed. 

Use of bollards in the courtyards – no objection but it would be useful to have details 
of the cut off.  Road 10a – appears to be an unnecessary use of bollards against the 
hedgerow.   
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7.115 Levels – helpful to have some clearer levels drawing and some long sections would 

assist, along with clearer levels drawings.  Information in relation to Ped and cycle 
routes and emergency access – proposal shows track will be re-laid with “Golpa” 
plastic cellular paving infilled with gravel ad includes a central drain.  Excavation 
required is considerable – may be more uncomfortable for pedestrians and cyclists.   

 
7.116 Conclusion is that the LBO is impressed with the overall design but a number of 

details need refinement to discharge the conditions.  For the most part this is 
modest.  Detailed comments provided on the planting and ecological matters. In 
particular the LBO finds the approach taken in regard to bats/trees with bat potential 
and badgers to be acceptable.   

 
TWBC Environmental Health Officer  

 12.11.2020 
7.117 Matters considered – lighting- the lighting scheme submitted with the above 

application is considered suitable and sufficient to discharge condition 27.  Mid Kent 
Code informative is recommended.   

 
 13.05.20 
7.118 No objection raised - the information supplied in connection with air quality and 

contaminated land have been reviewed, and Environmental Health have no objection 
to the application. It is noted that this application was given outline permission some 
years ago, since which time we attach rather more importance to air quality issues in 
relation to planning applications than we used to. Therefore, were Environmental 
Health to be consulted on an application of this size in this location today, we would 
require a full air quality assessment to be undertaken. However, it would not be 
appropriate to ask for this in respect of reserved matters, and it is also note that the 
outline permission does have conditions attached to mitigate the air quality impact of 
the development, ie, by implementation of a travel plan, and installation of low NOx 
boilers and EV charging points.  Informative regarding the Mid Kent Environmental 
Code of Development Practice is recommended.  

 
TWBC Client Services 

 27.08.2020 
7.119 No objections – Bins to be purchased from TWBC prior to properties being sold or 

occupied.  Communal codes/keys/fobs to be supplied.  Occupiers of individual 
properties will need to present relevant containers out at the collection points.  
Vehicle access and tracking looks to be acceptable.  Subsequent comments 
acknowledge that Highways comments are regarding access and parking, that can 
have an impact on contractors collection. The current vehicles are around 9.5mt in 
length ( some small variants to this on body design ) 26 Tonne gross and a turning 
circle of 17.1mt) again any surfaces that the vehicles will need to access to carry out 
collections will need to be able to carry this sort of vehicle weight . As on occasions 
off chutes bricked areas .  

 
TWBC Parking 

 29.04.20 
7.120 Confirmation of no objection and no comment to make on this application.   
 
 Cranbrook Conservation Area Advisory Committee (CCAAC) 
 05.11.2020 
7.121 Objects   
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- scale of the scheme will damage the setting of Cranbrook CA, which derives 
a considerable amount of its character from its green setting in the AONB and 
around the Crane Valley; 

- concern with the 15m boundary to the ancient woodland – may be too small; 
- proposed close boarded fence around the Crane Valley Farmstead seems 

inappropriate; 
- the semi mature oak trees are welcomed but more tree planting and hedges 

would help; 
- some improvements to pedestrian linkages but shorter links could be 

explored; 
- low level lighting is welcome; 
- design and quality of the different elements will be crucial for this scheme.  

 
 25.05.20 
7.122 Objects and makes the following comments;  
 

- Substantial and significant housing development close to the historic centre of 
Cranbrook and the Conservation Area.  More could be made of Brick Kiln farm itself.   

- The retention of the historic field boundaries is welcome. 
- Design and street scene fairly common and could be anywhere in the south east of 

England.  Tanners Lane particularly uninspiring.  Disappointing given the 
importance of the site and high quality and interesting buildings in Cranbrook. 

- Parking provision is uninspired. 
- Housing too close to the ancient woodland.  
- Low level lighting is essential to maintain the rural feel as well as supporting the 

wildlife habitats. 
 

Kent Wildlife Trust 
 19.05.2020 
7.123 Kent Wildlife Trust do not object in principle but ask that the following are addressed 

and secured through conditions.  Reserve the right to object at a later stage if the 
above is not adequately addressed.   
Further assessment of the suitability of the proposed ancient woodland buffer and the 
inclusion of suitable mitigation measures and amendments to scheme design,  

• Demonstration of coordinated working with adjacent developments to create more 
joined up green infrastructure and circular walks. Green infrastructure planning 
should be designed to encourage regular recreation on-site so as to reduce pressure 
on local designated and undesignated sites,  

• A detailed lighting strategy which takes account of sensitive wildlife receptors,  

• Clarity relating to arboreal connectivity on site through the inclusion of hop overs,  

• Amendments to the proposed badger strategy, ensuring that the mitigation hierarchy 
is properly applied.  

 
7.124 KWT are not confident the proposal effectively avoid impacts to ancient woodland 

and would advise that dust, noise and lighting during the construction phase, and 
noise and lighting during the operational phase, are likely to negatively impact on the 
ancient woodland.  External lighting and noise from residential gardens, which are 
unlikely to be under the control of the applicant, should be accounted for in the 
assessment of potential impacts to ancient woodland. On the basis of the above, we 
believe that a 15m buffer is unlikely to be sufficient to mitigate impacts. A suitable 
lighting strategy to prevent light spill into ancient woodland should be secured 
through a suitable condition.   
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7.125 Pedestrian links - concern raised at the potential future links – advise new 
opportunities for access are not provided and a management plan for the ancient 
woodland is prepared.  Recreation should not be encouraged within the ancient 
woodland buffer areas.   

 
7.126  Designated and undesignated wildlife sites are not referenced that may be impacted 

– especially the cumulative impact.  On the basis of our concerns, we would suggest 
that strategic on-site green infrastructure planning is provided across all allocated 
housing site in Cranbrook to encourage on-site recreation, including for activities 
such as dog walking.  No pedestrian links into Turnden.  Co-ordinated working with 
Berkeleys is recommended.   

 
7.127 Lighting does not appear to take into account ecological receptors and should be 

re-visited.  Particular concern raised in relation to streets 2A and 10A – this lighting 
would be in close proximity to tree lines and hedges recorded as providing foraging 
and commuting routes.  We would recommend that details for the long-term 
management of green infrastructure and biodiversity enhancement are provided and 
be secured via a suitable condition. A management plan should include details of 
how this will be funded and monitored in perpetuity.  (Officer note – this detail is 
secured through the outline consent).  

 
7.128 Support for hop overs, but further detail required.  We would advise that, in line with 

the upcoming Environment Bill that Biodiversity Net Gain be assessed using a 
suitable metric.  The appropriateness of proposals in relation to badgers are to be 
determined by Natural England. Kent Wildlife Trust do not support the unnecessary 
closure of a badger sett and strongly advise that these proposals are re-visited and 
the mitigation hierarchy properly applied. The applicant should ensure that 
commuting routes for badgers are maintained throughout the construction stage and 
the badgers are encouraged to commute and forage across the site during the 
operational stage of the development. 

 
Forestry Commission 

 10.11.2020 
7.129 No comments specifically in relation to the amendments.   
 
 29.04.20 
7.130 No objection raised.  Comment made that ancient woodlands are irreplaceable.  

They have great value because they have a long history of woodland cover with 
many features undisturbed – applies equally to ASNW and PAWS. 

 
7.131 Government policy is to refuse development that will result in loss or deterioration of 

irreplaceable habitats including ancient woodland, ancient trees or veteran trees 
unless “there are wholly exceptional reasons and a suitable compensation strategy 
exists” para175c. 

 
7.132 The Forestry Commission is a non-statutory consultee on developments in or within 

500m of ancient woodland and would refer the LPA to the joint standing advice with 
Natural England in the first instance. 

 
High Weald AONB unit  
05.06.2020 

7.133 Strongly objects to this application on the following grounds; 
- The design fails to meet the design quality standards required by the NPPF and the 

High Weald Housing Design Guide contrary to objectives S2 and S3 of the High 
Weald AONB Management Plan; 
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- And here is a significant adverse impact on the adjacent Ancient woodland contrary 
to the objectives W1 and W2 of the Management plan. 

- AONB unit remains fundamentally opposed to the intrusion of housing into fields 
directly adjoin the Crane Brook, this fundamentally harms the Crane Valley as a 
setting for Cranbrook and as a coherent natural gill-stream valley typical of the 
AONB. 

- The Local Plan 2006 (saved policies)and emerging Neighbourhood Plan place a high 
value on the integrity of the Crane Valley as a green wedge for wildlife and people.  
The siting of housing in this area is unnecessary and damaging to the AONB 
landscape and should not be allowed. 

- Design – report attached from an Architectural Consultant - that represents the 
AONB’s views – disappointing the applicants have failed to engage with the AONB 
unit during the design process. 

- Design fails to meet the design standards required by NPPF (section 12 and para 
128 particularly) and fails to take proper regard for the AONB’s special character. 

- In the spirit of positive engagement – the AONB unit has put forward suggestions for 
an approach – minimising land take with increased density; 

- Ecological report attached – key points – impact on irreplaceable ancient woodland, 
avoidance, mitigation and enhancement proposals are inadequate, buffer too narrow, 
wider buffer strip required to discourage human access; 

- Woodland management prescriptions are ill-conceived, potentially counter productive 
and risk breaching the law; 

- Ecological assessment of site conditions is not sufficiently robust. 
 
7.134 Comments are advisory and the professional views of the AONB Units Planning 

Advisor on the potential impacts on the High Weald Landscape. 
 

CPRE 
04.11.2020 

7.135 Amendments are noted and do not material affect the ground on which CPRE objects 
to this development.  Despite the Woodland Trust’s objections and inclusion in the 
Borough’s draft local plan of a standard 25m buffer between the development and 
adjoining woodland, the applicant seeks to adhere to a minimum of 15m.  CPRE 
consider this inadequate and inappropriate in this setting.  Outline does not prevent 
the Council insisting on a buffer of 25m in this case.  10% reduction in carbon 
dioxide above the requirement of Building Regulations does not seem sufficient.   

 
7.136 Heritage Addendum – arguments put forward are not persuasive -  we do not agree 

the Conservation Officer has overestimated the harm to heritage assets which the 
development would cause – indeed it is considered they have been underestimated.  
It is regrettable there has not been a radically different approach which was set out in 
an appendix to the submission by the High Weald AONB, instead of a standard 
network of cul-de-sacs.      
 
29.05.20 

7.137 CPRE maintains its objections in principle to a major residential development on this 
mostly greenfield site in the AONB, which were made in connection with the Draft 
Site Allocation document and outline planning application 16/502860/OUT.  The 
proposed development will cause great harm to the character of the AONB and to the 
setting of the Cranbrook Conservation Area and several nearby Listed Buildings.  
Subject to these objections, which we will not repeat, CPRE have the following 
comments on the proposed development; 
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• The principle of substantial public green space is supported, separating housing from 
the A229 which is essential to mitigate – to the extent possible, the harm to the 
AONB, landscape and the setting of certain listed buildings. 

• CPRE do not object to the building line closest to the road, but object to the grubbing 
up of the hedgerow along the A229, beyond what is strictly necessary to create the 
new access.  There no reason why the hedgerow could not be restored. 

• If retained and restored it would help screen the development from the road and 
certain listed buildings, and make the open space more pleasant and screened, 
whilst reducing noise and filtering air pollution. 

• Reservations regarding the proposed new hedge.  Whilst imitating Goddards Green 
but it would reduce the amount and quality of space available to the public.  
Notwithstanding – the hedge to the front should be retained.  

• Housing to the southernmost part appears very close to the ancient woodland, with 
the potential to cause damage.  Comments of the Woodland Trust are supported 
that the buffer between the housing and the ancient woodland should be substantially 
increased.   – without reducing the amount of open space within the development 
but preferably increasing the density or reduce the numbers of dwellings.   

• Noted that the green buffer to the north east corner is reduced – which is not 
adequately explained in the D & A. 

• Share the PC concerns regarding lack of connectivity between the development and 
Cranbrook Town – shorter connections could have been achieved if there was a 
masterplan across the site. 

• KCC PRoW comments are supported. 

• Dark sky at night is an important element of the rural character of the Crane Valley – 
street lighting should be kept to a minimum needed for public safety. 

• Nothing to suggest the highest environmental standards would be met – particularly 
climate change.  It should be net zero greenhouse gas emissions.   

• Impact on listed buildings should be carefully considered – little to support this.   
 

The Woodland Trust 
15.05.20 

7.138 Objection on the basis of damage to two areas of ancient woodland, both of which 
are designated as Ancient Semi Natural Woodland on Natural England’s Ancient 
Woodland Inventory (AWI). 

 
7.139 The proposed development does not fit the NPPF criteria and should be refused on 

the grounds it does not comply with national planning policy.  
 
7.140 The council should also have regard for Policy EN15 (Ancient Woodland and Veteran 

Trees) of the emerging Tunbridge Wells Borough Local Plan, which states “Loss or 
deterioration of irreplaceable habitats, including ancient woodland and aged or 
veteran trees found outside ancient woodland, resulting from development proposals 
shall not be allowed unless there are wholly exceptional reasons.” 

 
7.141 The Woodland Trust is concerned by the following potential impacts:  

• Development can provide a source of non-native plants and aid their colonisation.  

• Where the wood edge overhangs public areas, branches and even whole trees can 
be indiscriminately lopped/felled, causing reduction of the woodland canopy.  

• Where gardens abut woodland or the site is readily accessible to nearby housing, 
this provides the opportunity for garden waste to be dumped in woodland and for 
adjacent landowners to extend garden areas into the woodland.  

• The proximity of housing to the ancient woodland edge can create pressure to fell 
boundary trees because of perceived issues such as shade, leaf fall and interference 
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with TV reception. It also forces boundary trees to be put into tree safety inspection 
zones, resulting in costs for neighbours and increasingly comprehensive felling. 

 
7.142 The Trust recommends a buffer zone of at least 50m from the ancient woodland to 

avoid root damage and damage from pollution.  The buffer should be planted before 
construction commences on site. This is based on Natural England’s advice.    

 
8.0 APPLICANT’S SUPPORTING COMMENTS  
 
8.1 The applicant comments that, in their opinion, this application accords with the aims 

and objectives of national and local planning policies and compliments the character 
and appearance of the surrounding area.  The development has been specifically 
designed for this site.   

 
8.2 The siting of the proposed building looks to preserve the existing landscape features 

found on the site/site boundaries as far as is practically possible. 
 
8.3 The disposition of the proposed development to adjacent properties and internal 

layout/orientation of the proposed development is such that it will not detract from the 
privacy and amenity of adjacent residents. 

 
8.4 The design looks to reflect the character and scale of existing properties in the area.  

The modern take on a traditional design approach, together with the use of traditional 
materials will ensure the proposed development reflects the local vernacular and is 
locally distinctive.  It should be noted the proposed development has been specially 
designed for this site and that many of the proposed dwellings are not from a 
standard house type range.   

 
8.5 The proposed unit mix looks to reflect the aims and objectives of the outline consent 

–the scheme provides a range of house types and sizes to meet local demand (both 
market and affordable).   

 
8.6 The landscape strategy seeks to retain as much existing vegetation as possible, and 

where removed, to provide suitable replacement planting, using native species, 
which will enhance the landscape character of the site and its surroundings. 

 
8.7 The landscape strategy also provides for planting that will complement that already in 

situ and actively enhance the ecological value of the site.   
 
8.8 The surface water drainage strategy looks to restrict surface water run off rates to a 

level that is slightly less than the existing Qbar rate, this is to be achieved via a 
gravity piped network, encompassing permeable paving and conveyance swales that 
will drain into a large basin and thence the Crane Brook at a controlled rate. 

 
8.9 The level of car and cycle parking provision would exceed the council’s approved 

standards and reflects the desire locally to maximise parking provision whilst 
ensuring the proposed development would not be dominated by the car.  

 
8.10 The proposed development has been designed to be accessible to all and seeks to 

reflect the aims and objectives of Secure by Design.   
 
9.0 BACKGROUND PAPERS AND PLANS 

Level Strategy (Sheet 1 of 2) 187320 0001 rev G  
Level Strategy (Sheet 2 of 2) 187320 0002 rev G  
Drainage Strategy (Sheet 1 of 2) 187320 0003 rev P11  
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Drainage Strategy (Sheet 2 of 2) 187320 0004 rev P11  
Surface Water Catchment Plan (Sheet 1 of 2) 187320 0005 rev P08  
Surface Water Catchment Plan (Sheet 2 of 2) 187320 0006 rev P08  
Typical SuDs Details 187320 0015 rev –  
Flood Route Plan 187320 0016 rev P08  
S38 Coloured Plan 187320 0017 rev P4  
Simplified Levels (Sheet 1 of 2) 187320 0018 rev P2  
Simplified Levels (Sheet 2 of 2) 187320 0019 rev P2  
Vehicle Tracking - Refuse Sheet 1 187320 SK01 rev P08  
Vehicle Tracking - Refuse Sheet 2 187320 SK02 rev P07  
Vehicle Tracking - Fire Sheet 1 187320 SK03 rev P07  
Vehicle Tracking - Fire Sheet 2 187320 SK04 rev P07  
Vehicle Tracking - Car Sheet 1 187320 SK05 rev P07  
Vehicle Tracking - Car Sheet 2 187320 SK06 rev P07  
Vehicle Tracking - Car Sheet 3 187320 SK07 rev P07  
Vehicle Tracking - Car Sheet 4 187320 SK08 rev P07  
Vehicle Tracking – Tanker 187320 SK11 rev P05  
Plot 139 Vehicle Tracking – Refuse 187320 SK15 rev P03  
Plot 175-180 Rear Garden Retaining 187320 SK20 rev PO3 
 
The Site Location Plan - drawing 7115-L-01 E  
The Planning Layout – drawing 7115 – L – 100 rev AA  
The Affordable Housing Plan – drawing 7115 – L – 102F  
The Materials Plan - drawing 7115 – L – 104D  
The Parking Plan - drawing 7115 – L – 105F  
The Street Scenes - drawing 7115 – L – 106D  
The Bin Strategy - drawing 7115 – L – 114C  
Electrical Vehicle Charging Strategy drawing - 7115-L-117 rev A  
Site Connectivity Plan - drawing - 7115 – L – 160 rev E  
Ancient Woodland offset plan – drawing - 7115-L-161 rev A  
Materials Mood Boards drawing - 7115-L-162-165  
Car Barn Design 1 drawing 7115-SK-107 rev B  
Car Barn Design 2 drawing 7115-SK-108 rev B  
Farmstead (Crane Valley) 3D Sketch drawing 7115-SK-166  
 
The House Type drawings pack  
 
Turns End  
Type C Double 7115-A-120 rev D  
Type C Triple 7115-A-121 rev C  
Alnwick Double 7115-A-122 rev E  
Alnwick Triple 7115-A-123 rev E  
Type M Double 7115-A-124 rev E  
Type M Triple 7115-A-125 rev D  
Type N Double 7115-A-126 rev F  
Trafalgar Double 7115-A-127 rev D  
Trafalgar Triple 7115-A-128 rev E  
Chester Double 7115-A-129 rev E  
Clayton / Chester 7115-A-130 rev C  
Beech (Clayton) 7115-A-131 rev D  
Knightsbridge 7115-A-132 rev C  
Marlborough 7115-A-133 rev D  
Hadleigh 7115-A-134 rev E  
Marylebone 7115-A-135 rev E  
Mayfair 7115-A-136 rev D  
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Hatfield 7115-A-137 rev D  
Whitehall 7115-A-138 rev D  
Bond 7115-A-139 rev F  

 

Tanners lane  
Beech (Clayton) 7115-A-140 rev D  
Apartments 7115-A-141 rev F  
Marlborough 7115-A-142 rev D  
Mayfair 7115-A-143 rev D  
Marylebone 7115-A-144 rev D  
 
Farmstead  
Beech (Clayton) 7115-A-145 rev C  
Chester Double 7115-A-146 rev D  
Knightsbridge 7115-A-147 rev B  
Marlborough 7115-A-148 rev C  
Oasthouse 7115-A-149 rev E  
Barnhouse 7115-A-150 rev E  
Private Apartments 7115-A-151 rev B  
Garages 7115-A-154 rev C  
Clayton (Turns End) 7115-A-155    
Clayton (Tanners Lane) 7115-A-156   
Clayton (Farmstead) 7115-A-157   
Softworks Plan (1 of 3) 7115-L-206 rev J 
Softworks Plan (2 of 3) 7115-L-207 rev J 
Softworks Plan (3 of 3) 7115-L-208 rev J 
Goddards Green Pond Detail 7115-L-209 rev C  
Detailed long sections 7115-L-211 Rev B  
Boundary sections – 7715-L-212  
Pond details 7115-L-213  
Surface Treatments Strategy 7115-L-215 Rev C  
Boundary Treatments strategy 7115-L-216 Rev B  
Natural Play/Public Art strategy 7115-L-217 A  
Street furniture/Interpretation strategy 7115-L-218 A  
Key to Planting schedules – 7115 – L- 225 – rev J  
Landscape Strategy Detail Areas; (Northern Meadow, Goddard’s Green, Tanner’s 
Lane, Attenuation Area, AW buffer) 7115-L-226-233 rev B  
PROW WC95 – Detail - 7115-SK-201 rev B  
PROW WC95 – Detail with Overlay - 7115-SK-202 rev B 

 
- Design and Access Statement 
- Heritage Statement Addendum prepared by RPS Group  
- Energy and Sustainability Statement prepared by Southern Energy 9th December 

2020 SEC/cs/DC/SS/3457/A 
- Updated Arboricultural Method Statement produced by PJC Consultancy and 

associated tree retention and tree protection plans 04.09.2020 
- Updated Drainage Strategy Technical Note produced by Ardent Consulting 

Engineers and associated plans  
- Updated Street Lighting Note produced by Ardent Consulting Engineers 187320-02A 
- Updated Bat and Bird Box Locations and Ecological Connectivity Drawing – 4149- 

ENH August 2020 produced by Aspect Ecology  
- Updated Ecological Protection Measures Drawing 4149/CEMP1 produced by Aspect 

Ecology September 2020 
- Updated Ecological Enhancements Drawing 4149/EE1 produced by Aspect Ecology 

September 2020 
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- Aspect Ecology Technical Note - Ancient Woodland – Response to Consultation 
Comments August 2020 

- CEMP1 v 2 dated 18.09.20 
- Biodiversity Impact Assessment 02.10.2020 
- 187320-03A KCC Highways Response.  
- Applicant’s responses to the following matters, Highways, Trees, Affordable housing 

and drainage.  
 
10.0 APPRAISAL 

 
10.01 The key issues to consider in the determination of this reserved matters application 

are; 
- Principle of development 
- Scale, layout, and design – Incorporating heritage matters; 
- Highways, parking and pedestrian access; 
- Impact on the ancient woodland and trees; 
- Impact on residential amenity; 
- Affordable Housing; and; 
- Other detailed matters.     

 
Principle of Development and compliance with Illustrative masterplan 

10.02  The principle of developing up to 180 dwellings on this site greenfield site, together 
with access from the Harley Road, has been approved through the outline planning 
permission reference 16/502860/OUT.  The delivery of these dwellings will assist the 
Borough Council in achieving its five year housing land supply.  It is of note that, as 
of 1st April 2020 it was determined the Council has a 4.83 years housing land supply.  
Tunbridge Wells Borough is therefore still unable to demonstrate a five year housing 
land supply.   

 
10.03 Outline permission established a number of parameters which the reserved matters 

should conform to, in particular – a Green Infrastructure Master Plan and Parameter 
plan.  The access was approved under the outline application with all other matters 
reserved.  The access is shown to accord with the approved drawings (condition 4).  
The current proposals accord with condition (5 parameter plans) in terms of the broad 
areas for development, and there are no significant areas of incursion into areas to 
be retained as green space.  Where this does occur, it will be addressed below.  
The areas of open space, ponds and landscape buffer are in broad agreement with 
these plans.  It is considered that this proposal is in accordance with the parameters 
established and accord with condition 5.  

 
10.04 Whilst concern has been raised by some consultees and objectors regarding the 

principle of development and a number of these consultees remain fundamentally 
opposed to residential development of this scale and in this location, this site has 
been allocated for residential development since 2016 and has the benefit of outline 
planning permission.   The principle of development was considered at length 
through the outline application, that also set out the background to the allocation of 
the site that included that The Inspector was satisfied that, given the extent of the 
designated AONB, it would not be possible to deliver locations to enable the CS 
policy for housing delivery at Cranbrook to be met on any other sites, without causing 
greater harm to the AONB and to the substantial historic built environment 
significance of the existing settlement.  The Inspector was also satisfied that 
“alternatives which led to this housing being delivered outside the AONB would be so 
far removed from the settlement as to not enable its continued sustainable social or 
economic development or to meet CS policy for it.  They would cease to provide 
sustainable development outcomes in terms of travel, transport and access to 
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services and facilities.  It would not be in the public interest to fail to meet housing 
need in what is one of a small number of service centres for the AONB”, he also 
considered the site to be self contained, which facilitates a sustainable extension with 
the lowest achievable impact on landscape and commented that selection of the site 
serves to moderate the harm that development of this scale on any other alternative 
site would cause to both the AONB and the historic town centre.   

 
10.05 The principle of housing development on this site is therefore established, and 

subject to meeting policy requirements, the matters for consideration relate to the 
detailed aspects of the proposed development, including detailed layout, appearance, 
scale and landscape aspects.  In accordance with the NPPF, the Council should be 
looking to boost the supply of housing delivery on sites which are considered to be 
sustainable, subject to not conflicting with other policy objectives or site planning 
considerations, or resulting in any adverse effects.   
 
Scale, layout, and design – Incorporating heritage matters 

 Scale 
10.06 The Design & Access Statement sets out a clear overview of the site constraints, 

design of the development and its evolution and the response to constraints.  180 
dwellings, up to 2 ½ storeys were to be provided, and this was secured through 
conditions 6 and 7.  The development now proposed would comprise 180 dwellings, 
largely of 2 storeys in height, with only one unit having rooms in the roof and 
therefore the scheme is in compliance with the requirements of the outline consent.  
The scale addresses the site and the surrounding context, where local development 
is largely 2 storeys in height. The CO considers the scale and form to relate well 
through the character areas and the densities of the site are scaled in relation to the 
routes and green spaces, which is considered successful.   

 
 Layout 
10.07 The outline planning permission envisaged four main character areas in relation to 

the built form.  Higher density development was proposed to be in the north and 
west with lower density to the south east.  It was agreed that whilst work would be 
carried out to further develop the character areas, some plots would need to be 
developed at a higher density, such as those to the north, whilst plot 5 to the south 
would need to be lower density, at the site edge and adjacent to the ancient 
woodland.  The character areas were envisaged at that time as follows; 

• Goddards Green that would face onto the Hartley Road with a substantial landscape 
to the north west.  It was proposed to draw on traditional Kentish examples and 
propose housing to face onto the green and as a general principle was to be higher 
density.  A pond was proposed to reflect previous Goddard’s Green.   

• Tanners Lane that would reflect the historic route of Tanners Lane – a historic route 
through the site that is shown on earlier maps but degraded to a slight undulation, 
building layout forms were to be clusters along the former historic routeway with 
courtyard layouts around village greens.  This was also an area of higher density 
development.  Indicative materials included brick, tile hanging and weatherboarding.    

• Brick Kiln Farm character area in the vicinity of the remains of the farm.  It was 
envisaged that buildings in the vicinity of the remains of the farm would respond to 
the local historic farmstead character.  This area (with the streets coming off this 
character area in the north), was to be lower density with dispersed type layout of the 
former farm.   

• A Crane Valley character area was to be located to the southern most plot, to be of a 
lower density of development, with larger properties on land falling towards Crane 
Brook. Ponds and swales with recreated shaw woodland was also proposed.    
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• The “streets” would grow off these areas, to be set in high quality green infrastructure 
and design strongly focused on Kent Design Guide – Making it Happen, Highway 
Design Standards.   

 
10.08 The layout now submitted follows discussions with officers and key consultees and 

provides a scheme of distinct character areas, that respond to the constraints of the 
site.  As envisaged, the denser development is to be located centrally, with looser 
grain development to the south side falling towards the Crane Valley.   Officers 
consider this is successful and the built coverage is appropriate to the context of a 
largely landscape led scheme, as demonstrated in the street scenes and levels plans 
that indicate an appropriate use of the changing levels across the site.  The 
development would have a clear street hierarchy emanating from the central spine 
road.  There would be a variation of density across the site, with the looser grain to 
the south side (plot 5), that would also contribute to variety and interest in the design 
and layout. 

 
10.09  The Goddard’s Green character area has developed, and the D & A Statement sets 

out clearly the design intentions.  The substantial landscape buffer is proposed 
fronting onto the Hartley Road.  Two large detached dwellings would be provided to 
the north of the spine road, with tighter terraces to the south side of the spine road. A 
pond is included within this area.  This character area is largely as envisaged at 
outline stage.  The space will be defined by large trees with bollards to deter 
parking.  Estate railings have been removed from the frontages replaced with single 
species hedgerows.  In accordance with the approved D&S, a submitted material 
mood board includes red tones of brick and roof tile and elements of white 
weatherboarding.  Porch awnings have been incorporated in a number of dwellings 
in this area to reflect former shops, to reflect the character of a traditional green and 
picture frame window surrounds provide an alternative to the bay window.    

 
10.10 Tanners Lane includes areas of higher density, with appropriate scale apartments to 

the centre of the site.  Materials in this location are to be black weatherboard, tile 
hanging of red tones, along with red tones for roof and brick types.  Dwellings would 
front onto areas of green landscape.  Natural play opportunities are to be included in 
this location, and where natural surveillance would occur, on a green recreation 
route.   

 
10.11 What were previously separated character areas, Brick Kiln Farm and Crane Valley 

are now one and seek to retain the fragmentary upstanding remains at the former 
Brick Kiln Farm in an area of woodland.  The dwellings in this area are designed to 
respond to the local historic farmstead character, taking cue from the buildings on the 
site and dispersed nature.  It is not intended to replicate the buildings but to form an 
interpretation of them.  Earlier iterations in the D & A indicate enclosed clusters 
facing out.  The design is now one of facing into the development, farmstead house 
types and buildings are proposed of brick and tiles with red tones and black 
weatherboard.    

 
10.12 The Brick Kiln/Crane Valley Character area creates a courtyard, that does turn its 

back on the surrounding landscape and footways.  The LBO comments that the 
pedestrian route passing through the courtyard is a feature of high weald farmsteads, 
however, the layout as submitted would be enclosed.  The lower Brick Kiln/Crane 
Valley area now includes a potential pedestrian link to the south, and plots 173 and 
174 have been re-orientated to be more open and create a welcome route through.  
Compared to earlier iterations, the southern part of the site will reflect a courtyard 
setting and would create a unique design response and the latest amendment would 
provide a more welcoming pedestrian link.  Whist this area would be facing in, as 
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originally planned, the layout would have resulted in large amounts of roads, hard 
paving and a grid arrangement.  The looser, inward facing cluster of buildings 
follows consultation of the AONB Board and officers.   

 
10.13 The Turns End (what was the “Streets”), is designed to include a number of terrace 

dwellings, to be higher density and smaller properties with frontage parking 
interspersed with tree planting that punctuate the streetscape.  White weatherboard, 
and bricks and tiles of red tones are to be used in these areas.   

 
10.14 Generally the scheme follows the aims and objectives of set out in the approved 

parameters plan and D& A Statement.  There is some minor amendment in respect 
of the slight incursion into the “northern meadow”, that had been free of development, 
due to ecological interests, along with creating a buffer to the Conservation Area to 
the north.  Incursion into this area has enabled an improved layout and frontages 
facing onto green space in this area.  The CO and LBO have not objected to this 
amendment to the approved parameters. 

 
10.15 Two other minor changes have been made, to enlarge the central attenuation area, 

and additional pockets of green space have been included on the route of Tanners 
Lane, following detailed drainage design works and further design work.  The 
Conservation and Urban Design officer comments that the main success of the 
scheme of in the development of the character areas, their overall locally distinctive 
identity based on contextual analysis and the strong architectural character of these 
including the quality appearance of the housing types which reference local 
distinctiveness but with contemporary elements that ground it in the locality.  The 
proposals are considered to provide a clear identity in line with the National Design 
Guide’s advice on the ‘identity’ characteristic in particular.  The officer is broadly 
supportive of the approach and considers that in most cases meets the aims of the 
guide’s good practice guide for creating successful places – acknowledging the 
constraints of the site.  Whilst some concern is raised regarding the lack of frontages 
to the principal route beyond the first row of houses, it is acknowledged that the 
approach is a landscape led scheme and regimented frontages could be considered 
to go against this rationale.  There would be interest created by the frontages of 
dwellings onto the main spine road, with green spaces punctuating the built form.  It 
is also proposed that there will be natural play in such areas, adding further activity.  
Attention has been given to ensuring the green spaces are adequately and 
appropriately landscaped to ensure they will be welcoming.       

 
10.16 The layout is a landscape led scheme, and seeks to make use of the levels on the 

site.  The plans reflect the amendments made during the consideration of the outline 
application, that included significant landscape buffers to Hartley Road, to the north 
east part of the site, separating the site from the CA to the north, and central area, 
that is steeply sloping land and, in places, difficult to develop, serving as green 
space/balancing pond – which would break up the development and interrupt east to 
west views across the site by providing a woodland skyline feature in some views.   

 
10.17 Officers and key consultees have considered permeability of the development and 

amended plans have been submitted to enhance connections within and outside of 
the site, to ensure that the development will function well over the lifetime of the 
development, and in accordance with para 127 of the NPPF and Building for Life 12.  
Opportunities to create linkages from Hartley Road, through the site, and to the 
PRoW networks have been addressed within the amended plans and show future 
links where possible.  It is considered that links into the Corn Hall site are clearly 
demonstrated and provide the intention to provide clear links to the remainder of the 
allocated site.  Therefore the scheme is considered to demonstrate suitable 
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permeability whilst taking into account the need to incorporate and enhance the 
existing PRoW network and a comprehensive approach to linking the development 
on neighbouring sites has been taken. A condition will be required to secure these 
links.  It should also be noted, that it is proposed that the remaining part the site 
allocated for 200-250 dwellings under policy AL/CR4 in the 2016 Site Allocations 
Local Plan, is allocated in the Draft local Plan Pre-Submission, as AL/CRS 2 Land 
south of Corn Hall for 35-45 dwellings.  The remainder of the site, through the 2016 
allocation (and draft LP allocation) is expected to provide further pedestrian and cycle 
links to provide permeability from this site and adjacent sites to the south and west 
(point 1) to create an accessible, safe, non-vehicular route to the services provided in 
the centre of Cranbrook.  Therefore, suitable conditions, and policy intentions set out 
through both the NPPF and the emerging Local Plan, are considered sufficient to 
secure these linkages.     

 
 Design  
10.18 Officers support the loose adherence to the perimeter block form – active frontages 

are created on most sides and the layout responds well to the routes.  The D & A 
sets out how the corners of the blocks have been considered, creating surveillance 
and a more secure environment.  The Brick Kiln/Crane Valley farmstead character 
area diverts from this approach but is justified as a more informal grouping of houses 
with softer landscaping and interface with the woodland to the south and given the 
reference to the historic farmstead layouts.  It is considered that the built form and 
spaces are well defined and of satisfactory appearance.  Whilst there would be 
some repetition of house types between the character areas, the CO comments that 
the variances in appearance are acceptable rather than being a random mix of 
façade treatments and materials on the house types.  The farmstead character 
appearance is particularly supported by the CO and Plot 1 at Goddards Green is 
considered a welcome landmark building, at the entrance to the site.  The character 
areas are considered to be the main success with their locally distinctive identity 
based on contextual analysis and strong architectural character.  The appearance of 
the house types is considered to be of suitable quality and distinctive, in accordance 
with national and development plan policy.   

 
10.19 The dwellings are designed to include local material and details references but in a 

contemporary form.  The use of clay tiles for all roofs is supported and appropriate in 
this context and the designs proposed.  Whilst materials were to be considered as 
part of this application, a further condition will be required that uses the submitted 
details as the starting point.  The indicative materials are broadly acceptable but will 
still need fully discharging and will be discharged fully under the outline condition 26.    

 
10.20 The location of parking has been amended to ensure that all parking relates well to 

the plots they serve and is addressed in later paragraphs.   
 
10.21 Initially some concern was raised regarding boundary treatments with some close 

boarded fencing along stretches that face footpaths.  These concerns have been 
addressed within the amended plans.  

 
 Heritage 
10.22 In assessing the Outline application, it was concluded “less than substantial” harm 

would be caused to both the setting of the Cranbrook Conservation Area and the 
listed buildings inside and outside the CA as their historic relationships would be 
diluted and rural setting further harmed by more housing outside the core village, the 
characteristic ‘cranked village formation would be diluted.  In particular the impact on 
the Cranbrook Conservation Area to the north has been taken into account along 
with the impact on Crane Cottage to the north west (on the High Street),Goddards 
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Green Farmhouse further north, Turnden Farmhouse to the south west (now 
de-listed), Brick Kiln Farm, within the site and Brickworks to the north east have been 
taken into consideration.   

 
10.23  The assessment of harm under the outline permission included; 
 

- It is not considered that the new entrance would harm the settings of nearby 
listed buildings (Goddards Green Farm, Turnden and Crane Cottage, and the 
War Memorial) as it leads from the main road and conditions could ensure that it 
is appropriately landscaped and not over engineered for its context; signage and 
lighting conditions would be required;  

- Concern raised regarding the above listed buildings and impact of encroachment 
of development into their settings; 

- Potential harm was raised regarding the settings of the listed buildings within the 
CA and consideration to their special architectural and historic character as part 
of the CA; 

- The significance of the CA is having a green, rural setting, with views into and 
out of this setting – already compromised by existing 20C development. 

- Concern about the deliverability of the route through Tanners Lane.    
 
10.24 The applicant has submitted a Heritage Addendum, which the CO considers to be 

very thorough and considers the scheme and how these mitigate against harm.  An 
update in relation to the fire at Turnden Farmhouse and application number 20/00815 
for 168 dwellings has also been taken into consideration.  The CO generally agrees 
with the assessment of harm to the listed buildings in the vicinity, that the Heritage 
Addendum summarises the harm as follows;  

• That the effect of the development in the heritage significance of Goddard’s Green 
Farmhouse and The Cottage have been greatly ameliorated by the changes made at 
outline stage, amendments to the proposed access and the proposed ‘Goddards 
Green Frontage Character Area’ incorporating a roadside green and substantial 
green wedge.  The development would be well set back and filtered by trees, 
hedgerows and an orchard; harm will be a the lowest end of less than substantial; 

• That the principle heritage value of the remains of Turnden Farmhouse is derived 
from any evidential value that remains – the building is now delisted.  The 
addendum concludes the effect of the proposed development on the current 
evidential heritage significance will be insignificant. 

• In terms of Brick Kiln Farm – historically there are two buildings whose remains will 
be affected and the impacts resulting from the proposed development at the site of 
Brick kiln Farm are addressed through conditions 39 and 40 – seeking archaeological 
field evaluation a programme of archaeological and historic landscape interpretation. 
In terms of the significance of the Brickworks – the Addendum Heritage Statement 
confirms the brickworks themselves and the extent of its known working lies outside 
the site boundary.      

 
10.25 As with the outline application, the CO disagrees with the level of harm attributed to 

the significance of the Cranbrook Conservation Area and there is some disagreement 
regarding the methodology used, which the CO considers has resulted in an 
inaccurate interpretation of the special character and appearance of the CA, which 
contribute to its significance. 

 
10.26 The CO considers the method of evaluation is contrary to the NPPF para 193, in 

particular that great weight should be given to the assets conservation (and the more 
important the asset) the greater the weight should be.  The Conservation Area 
Appraisals are not meant as a gazetteer of features, but a summary of what the 
special character is and cannot be relied upon as the sole source of identifying 
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features that contribute towards significance.  However, of importance is that the CO 
does agree with the statement, in part.  The CO is able to make the assessment and 
concludes that less than substantial harm would be caused to the setting of the 
heritage assets, in the case of the CA, this would be the higher end.      

 
10.27 An important part of the significance of the CA is the relationship between the town 

and the agricultural setting.  Less than substantial harm, but the higher end and not 
middle, is considered to arise due to the scale of development and the dilution of the 
historic association of the town (Cranbrook) and countryside, a large housing 
development which further moves the built extent of the town into the countryside 
would be uncharacteristic of the historic grain.  However, the addendum heritage 
statement is considered to be very thorough and the CO concludes the harm would 
not be the highest level of harm as assumed by the heritage consultant.  It is agreed 
that glimpses through to the countryside from within the CA will be unaffected by the 
proposals due the buffer to the northwest and landscape proposals.  The CO agrees 
with the conclusion of the addendum in regards to the impact on listed buildings.  
Harm to the ‘significance’ of a designated heritage asset should be clearly justified.  
In this case, the strong character areas, clear legibility of the site with strong 
routeways, green buffers, entrance green and indicative choice of materials that have 
come through to the reserved matters stage will assist in mitigating against the less 
than substantial harm caused. KCC Archaeology have commented that it would be 
preferable that the remains of Brick Kiln Farm be retained and incorporated.  The 
submitted D & A and Heritage Statement Addendum confirm that the fragmentary 
upstanding remains at the former Brick Kiln Farm are retained in an area of 
woodland, whilst new buildings in the vicinity will be designed to respond to the local 
historic farmstead character.   

 
10.28 In permitting the outline application, less than substantial harm was concluded and 

then balanced against the public benefits, in accordance with paragraph 196 (was 
previously 134) of the NPPF.  Public benefits included meeting housing need, the 
delivery of housing on an allocated site and improvements to the community in 
relation to the extension of the Crane Valley LRN.  The public benefits of the 
housing (to include 35% affordable) to be provided were and are, considerable.  
Paragraph 196 makes it clear that where there is less than substantial harm to the 
significance of a designated heritage asset, that harm should be weighed against the 
public benefits.  The level of harm remains consistent with that identified at the 
outline stage and the level of public benefits remain consistent too. As concluded 
with the outline, the level of harm identified is not considered to warrant refusal of this 
reserved matters application.  Furthermore, compliance with paragraph 196 infers 
adherence to legislation that affects conservation areas, that the local planning 
authority must pay special attention to the desirability of preserving or enhancing the 
character and appearance of that area, in this case the character of the conservation 
area is considered preserved.            

 
 Visual and Landscape character impact (including AONB considerations)  
10.29 The outline planning application addressed the matter of the impact on the AONB at 

length.  The impact now to consider is in relation to the detailed matters and their 
impact on visual amenity and landscape character.  It was previously concluded 
that; 
 
The scheme developed to date, would be capable of producing a scheme that would 
respect the character and historical development of Cranbrook and respect the 
landscaping setting.  When allocated, it was acknowledged that there would be a 
change to the character of the landscape and the proposals are considered to be in 
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keeping with what was envisaged at the time of allocating and could potentially result 
in less impact than originally envisaged.   
 

10.30 In accordance with paragraph 172 a) of the NPPF, the need for the scheme was 
demonstrated at the outline planning application stage.  Point b) – the cost of or 
scope for developing outside the designated area or meeting the need in some other 
way was also addressed at outline stage and it was considered that subject to being 
able to demonstrate an understanding of the unique landscape of the High Weald 
AONB and respect the character and pattern of settlements in the AONB – as set out 
in the policy - the application site was considered to be the most appropriate way to 
meet the housing need identified for Cranbrook.   

 
10.31 Taking the above into account, it was concluded that there was no scope for 

developing and meeting the identified housing needs, by only using land outside of 
the AONB and the impact was therefore considered to be neutral.   

 
10.32 It is therefore necessary to consider how the detailed scheme addresses any 

identified detrimental effects on the environment, landscape and recreational 
opportunities and the extent to which that could be moderated. 

 
 Visual and Landscape character impact  
10.33 The CO and LBO have both reviewed the documents submitted in support of this 

application.  The CO considers the character areas would be locally distinctive and 
based on contextual analysis, and would provide a clear identity.  The massing of 
buildings is considered to be appropriate to the context of a landscape led scheme.  
LBO welcomes the inclusion within the D&S of a comparison with the AONB design 
guide, it is considered the scheme does respond to the unique context of the site and 
identifies three key historical landscape/AONB features for restoration, being the 
landscape buffer to the front of the site (Goddard’s Green), a block of woodland 
(Central Attenuation Area) and a routeway (Tanners).  A number of key layout 
features were agreed in principle at outline stage, and these have been carried 
forward in the reserved matters that include the substantial buffer to the front of the 
site with Hartley Road, to reflect the linear form of Goddards’s Green which is evident 
on historic maps. The main access on the Hartley Road accords with the outline 
planning permission and was designed to reduce the impact on the rural and 
landscape setting.  The increased buffer to the north east to be maintained that will 
increase the separation from the Conservation Area boundary and listed buildings to 
the north.  The development areas and greenspaces are to be broken down into 
character areas, that reflect the design and character of the AONB.   

 
10.34 The effect on the environment and landscape have been taken into consideration 

and local context considered, both in the layout, design and landscape features to be 
retained/enhanced (DG1 of the checklist).  As set out in paragraphs 10.71-10.75 the 
layout now provides suitable links, both through the site and to link into the wider 
footpath network (DG2).  The layout is considered to form a pleasant green network 
with clear hierarchy within street types and pedestrian routes.  As envisaged at the 
time of the outline planning permission, the steeper slopes have been avoided for 
built form and the level changes have been minimised, on this steeply sloping site 
(DG3).  The definition of streets and spaces generally considered to be acceptable 
(DG4).  The strong character areas are considered to avoid homogeneity and the 
historical farmstead would provide architectural interest, and sense of place, whilst 
the historical farmstead remains will be on site and will be reflected in interpretation 
material (DG5).  Significant areas of habitat will be created and enhanced with 
significant planting proposed.  The whole of the green space is secured by legal 
agreement to be managed for the lifetime of the development (DG10).   
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10.35 It was acknowledged at outline planning stage that there are limited areas where 

proposed development could be accommodated without detracting from this rural 
setting and that new development may provide opportunities to strengthen local 
landscape and character.  The amended plans address the LBO’s comments 
regarding detailed aspects, and the final proposals draw on appropriate studies to 
address the environment and landscape context of this site.   It is also considered 
that the mitigation proposed, will be effective and includes elements that would be 
beneficial, such that the landscape and visual effects may be less than those 
considered when allocated, these elements include the reinstatement of Turnden 
Lane, incorporation of Brick Kiln Farm into the development, the Central Attenuation 
area, along with the using slopes of the land in an appropriate manner that would 
enable this space to dominate views when viewed from the south.  This would be in 
addition to the planting mitigation.  This represents a gain to the landscape, over that 
envisaged when allocated.  It is also important to note that, when allocated, it would 
not have been expected that there would be no adverse impact at all.   

 
10.36 It is of note that Natural England do not object to the scheme, and advise the views 

of the AONB unit are sought. The AONB unit have submitted a design review, which 
would not be in conformity with the approved outline consent or the allocation policy.  
The LBO comments there are many positive aspects of the proposed development 
that go beyond what a volume house builder would normally provide.  Officers 
consider that overall the scheme has shown a high regard for the High Weald context 
the design approach and has responded positively to the design challenges. The 
proposal addresses the context of the site and surrounding area and is considered to 
accord with the NPPF and CP 4.    

  
 Green Space and Ecology 
10.37  Core Policy 4 – sets out the locally distinctive sense of place in the borough will be 

conserved and enhanced, including conserving and enhancing the AONB, as 
addressed above, but also the objective should be to avoid a net loss of biodiversity 
and geodiversity across the borough.  Opportunities should be identified along with 
locations for biodiversity enhancement, creation, protection, enhancement, extension 
and management of green corridors and through the development of green 
infrastructure networks in the urban and rural areas to improve connectivity between 
habitats. 

 
10.38 The AONB unit also includes in its response some criticism of the ecology work and 

concerns raised over the impact on the ancient woodland.  However, the ecology 
work has been considered in some depth.  The applicant has addressed the 
comments of the LBO and the AONB Unit, and states they would now be providing 
200 individual trees and 2,800 woodland trees, in addition to hedgerows, woodland 
understorey, marginal planting to ponds and areas of wildflower meadow.  The LBO 
concludes that the revised descriptions and landscape drawings for each of the 
landscape character areas are now considered to be acceptable.  The outline 
planning permission envisaged character areas for the landscape areas as well as 
the built form.  Proposals for these areas have been developed during the 
consideration of this application.  57% of the site is to be dedicated to green 
infrastructure and would comprise the following character areas.   

 
10.39 There would be 5 distinct landscape character areas including Goddards Green to 

the site frontage with Hartley Road, to be the interface with Harley Road, and to 
include 4 key elements, being a pond area within a meadow, to create better habitat, 
the road frontage is to be flowering meadow.  It is proposed that this area would also 
provide informal but usable open space.  Estate railings have been removed from 
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this area, and replaced with hedgerows, and the boundary treatments are to be 
chestnut fencing and timber bollards to deter parking on the verge.  The frontage of 
the housing would be defined by large trees.  Officers consider that the approach to 
the development would be suitable, in this rural context in the AONB, but also in 
terms of good design and creating a landscape led approach to the scheme.    

 
10.40 Tanners Lane is to be both one of the main pedestrian routes through the site but 

also a key wildlife route, the route runs south west to north east to join the public 
rights of way.  The route has been amended to provide better connectivity with 
additional tree planting, this route will also have an associated native understorey.  
The planting will assist in defining the greens and will remove the need for bollards.  
Natural play is also proposed in this location, giving informal recreation opportunities.  
This area will also contribute to good habitat.   

 
10.41 The Northern Meadow to the north east of the site and largely free of development, 

would provide a key habitat area, with managed grassland and a badger sett to be 
retained and protected.  A spikey native shrub mix with post and mesh wire fencing 
will protect this area.  The route to walk around this site would be mown and would 
not involve the creation of footpaths.  The Central Attenuation area will be the central 
habitat on the site and encompasses a new native woodland planting and the 
proposed surface water attenuation basin and the main area will be fenced off with 
chestnut post and rail fencing. Finally an Ancient Woodland area will be planted to 
protect the adjacent ancient woodland by the planting of a spikey mix to deter people 
from entering this area and disturbing it.  The gardens in this location are to be 
fenced with hit and miss style fencing and a native hedge planted on the outer edge.    

 
10.42  The developer is seeking within the proposed layout to provide the level of housing 

allocated on this site, along with associated amenity spaces and parking, but also to 
enhance the landscape and ecological attributes of the development and providing 
enhanced recreation opportunities.  The applicant has sought to address Officers 
comments but also follow the planting guidance from the AONB board.  The LBO is 
satisfied that the revised planting details are acceptable. 

 
10.43 In terms of ecology, the LBO had commented on the features and further clarity and 

details of the enhancements proposed have now been provided which includes a 
number of bird and bat boxes, to be located in trees and buildings, bat hop overs and 
small mammal underpasses such as ACO climate tunnel.  Hedgehog fence cut outs 
will be included.  Dormouse boxes in the ancient woodland, reptile hibernaculars and 
brash pile, and log piles are to be installed.  These will be placed appropriately and 
are considered to be acceptable, furthermore, it is considered that the development 
will deliver a measurable net gain for biodiversity.  

 
10.44 LBO comments that the Biodiversity Impact Assessment (2/10/2020) suggests that 

Ancient woodland has been included in the baseline, which should not be included in 
a metric, however, it is only included in the baseline and if this were to be corrected 
to exclude the ancient woodland, it would make the net gain greater.  There is a 
predicted gain in area habitats of around 40% and hedgerows around 11%.  Current 
policy is no net loss and future legislation is likely to require 10% gain and therefore 
this development would greatly exceed the minimum requirement.  It is 
acknowledged that there will be greater disturbance and some loss of connectivity 
however LBO confirms that the mitigation has sought to minimise these effects and 
where possible enhance connectivity.  Furthermore, the ancient woodland will 
benefit from improved management secured under a LEMP for the lifetime of the 
development.  Overall it is considered that the proposal will achieve net gain and this 
can be monitored through the LEMP.     
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10.45 It is considered that the benefits anticipated at outline planning stage would be 

secured through this scheme and the planting and biodiversity measures would be 
suitable.  The LEMP condition is to be submitted as a separate discharge of 
condition application.  Whilst the soft landscaping, in accordance with condition 12, 
is acceptable in principle, the final details of hard surfacing have not been submitted 
and therefore condition 12 will be the subject of a separate discharge of condition 
application.   
 

 Trees and impact on ancient woodland 
10.46 At outline planning stage the loss of the hedgerow to the front of the site, with Hartley 

Road, was balanced against the heritage and urban design issues.  The scheme 
has been developed over an extended period of time, and the principle of the loss of 
the front hedgerow has been accepted through the outline planning permission.  
Furthermore, a 15m buffer was shown to be maintained to the ancient woodland at 
this stage.   

 
10.47 The Tree Officer has raised a number of concerns in relation to the original plans, 

however comments on the revised plans retained concerns, particularly in relation to 
the following matters; 

• The felling of T24 (mature oak with multiple veteran features) – due to the likely 
severe impacts of the proposed road and SW drainage; 

• Oak T59 shown in the rear of plot 166 and overtopping a large proportion of this and 
the neighbouring garden; 

• Concern for root protection areas – Particularly G70; 

• The raised footpath the northern meadow is shown substantially within the RPA of 
T10, with banking against the trunk; 

• Level strategy still shows the existing access track to the high Street lowered – whilst 
dealt with under conditions discharge, the approval should not be granted for 
excavation along the whole track; and; 

• Ancient woodland – the suitability of the minimum buffer has not been adequately 
demonstrated.  Concern raised in terms of the potential lighting from dwellings, and 
predication from domestic cats.   

 
10.48  In relation to tree T24, this is the only Category A tree to be felled, there are various 

engineering works required in this area to accommodate road and drainage works 
relative to the levels and therefore it is not considered possible realistically redesign 
the scheme in order to retain this tree.  The layout of this development has been 
developing for some time and it is not considered that the scheme would be 
refusable based on the loss of this tree alone. Final comments from the Tree Officer 
confirms dissatisfaction with the loss of this tree and when previously shown to be 
retained but comments that if the application is to be approved in its present form, it 
is expected that semi-mature planting with English Oak to the south of plot 167 and 
between plots 85-88 and 54-57 should be secured.  It is recommended that the 
wood from the tree is re-used on site for furniture, play or hibernacula.    

 
10.49 It was expected that some trees would be lost on this site, this would now include the 

one A category tree (T24), 2 B category trees and 2 C category.  5 U category trees 
are to be removed. 9 group trees are to be felled and 5 hedgerows.  Significant 
planting is proposed to replace the trees lost on the site, in addition, it is 
recommended a condition be applied seeking additional semi-mature planting with 
English Oak south of plot 167 and between plots 85-88 and 54-57 as requested by 
the Tree Officer.  The applicant also comments there will be significant planting 
mitigation including 471 heavy standard trees, 236 heavy hornbeam and 236 heavy 
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standard cherry amongst other extensive planting).  Planting proposals include new 
woodland and a community orchard.         

 
10.50 The applicant has responded to a number of concerns raised regarding the trees on 

the site, and confirms that T59 – Oak will be protected, as set out in the AIA and an 
engineered solution to protect the tree will be implemented, including establishing the 
significant tree roots.  The applicant’s design focus was to develop a farmstead 
courtyard, the dwellings in this location would comprise apartments and smaller 
dwellings, which on balance are considered acceptable in relation to the proximity of 
this tree.   

 
10.51 In relation to concerns for root protection areas particularly G70, the applicant 

considers there is little encroachment of the road into the RPA and the drainage sits 
outside of the RPA.  The AIA sets out that new hardstanding in the RPA’s of trees 
T1- G3, T6, T9, T30, T33, T35, T36, T38, T42, T46, T48, T59, T65, T66, T67, T69 
and G70, shall be detailed to a specification provided by an engineer but signed off 
by the project arboriculturalist.  The footpath to the north meadow is to be a cut 
grass footpath, the route in shown indicatively.  No excavation is proposed to the 
existing access track to the High Street.  The LBO considers that the impact on trees 
and ancient woodland has been addressed to a point where the scheme is 
considered to be acceptable.   

 
10.52 In terms of the ancient woodland buffer of 15m, whilst concern has been raised at 

this depth, it should be noted that whilst some suggest a greater buffer, this is an 
agreed minimum, subject to assessment and design, as set out in Natural England 
Guidance.  LBO comments that whilst the Council has more recently adopted a 
default of 25m requiring anything less needs to be justified, this is an approach 
adopted after the approval of the outline scheme.   

 
10.53  The applicant has submitted a detailed technical note, justifying the 15m buffer, this 

includes protection during the course of construction, and reduced lighting that was 
of concern.  Lighting is proposed to be a limited number of bollard lights in the Brick 
Kiln/Crane Valley character area, lighting columns are not to be utilised.  No new 
footpaths are proposed, and planting has been selected to discourage entry to this 
area.  It is also highlighted that there is significant recreational open space within the 
layout to further reduce recreational pressure on the woodland.  SuDs have also 
been designed to manage run-off from the built development and therefore reduce 
the potential effect of pollution incidents from gardens and domestic chemicals.  The 
water attenuation measures would utilise the existing topography of the site and 
therefore would not significantly affect or alter the underlying hydrology.  The LBO 
considers the matters in relation to the ancient woodland have been addressed to a 
point that the scheme would be acceptable.  Final comments from the Tree Officer 
confirm that whilst there are still concerns with the size of the ASNW Buffer, that he is 
not confident that this point could be defended in an appeal situation.  On balance, 
for the reasons set out above, the 15m buffer is considered acceptable.   
 
Number of dwellings, dwelling mix and affordable housing 

10.54 The NPPF sets out that achieving sustainable development includes ensuring 
sufficient number and range of houses to meet the needs of present and future 
generations, with accessible and open spaces that reflect current and future needs to 
support communities health, social and cultural well being.  Sustainable 
development should be approved without delay (Paragraph 11 of the NPPF). 

 
10.55 Core Policy 6 sets out the type and size of market and affordable dwellings should 

reflect current and projected housing need but also contribute to a balanced housing 
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market.  The Strategic Housing Market Assessment 2015, as updated 2017, 
indicates a recommended mix for Tunbridge Wells as follows; 
 

 1 bed  2 bed  3-bed 4+bed  

Market  5-10% 25-30% 35-40% 20-25% 

Affordable 35-40% 30-35% 20-25% 5-10% 

All 
Dwellings 

15-25% 25-30% 30-35% 15-20% 

 
 Dwellings As Proposed.   

 1 bed  2 bed  3-bed 4+bed  

Market  0 23 48 46 

Affordable 12 32 15 4 

All 
Dwellings 

6.6% 30.4% 36.1% 26.6% 

 
10.56 Overall the scheme provide a mix of housing in terms of size, type and tenure.  In 

accordance with paragraph 59 of the NPPF, the scheme would significantly boost the 
supply of homes, and it is set out that land with permission should be developed 
without delay.  In this case, the scheme would deliver less one bed units, 2 and 3 
bedroom units would be just over the recommended mix for this size unit, whilst 4+ 
bed units would be higher, at 26.6% rather than the recommended 15-20%.  The 
2015 Strategic Housing Market Survey comments that the strongest need will be in 
two and three bed dwellings, which the proposal would accord with.  It is not 
considered that the dwelling mix proposed would be refusable.  The dwelling mix is 
considered to accord with the evidence in the SHMA, the NPPF and pre-application 
discussions.  The proposed development would provide a sufficient mix of units in 
terms of scale and type.    
 
Affordable dwellings 

10.57 In terms of affordable housing, the S106 agreement secured the 35% affordable 
housing agreed within the outline application and sets out that an affordable housing 
scheme is to be submitted.  The distribution throughout the site is to be 70% to be 
provided as affordable and/or social rent with the remaining 30% to be provided as 
shared ownership in accordance with expectations.  The following sets out the units 
and tenure now proposed.   

 

 Affordable rent Shared 
ownership  

Total  

1 bed flat 12 - 12 

2 bed flat 12 - 12 

2 bed house  10 10 20 

3 bed house 6 9 17 

4 bed house 4 - 2 

Total 44 19 63  
 
10.58 The mix of bedspaces, are as envisaged at the outline planning application, the mix 

would also provide for a range of units, with 70% social rent and 30% shared 
ownership.  The dwellings would be distributed throughout the site, with a number 
focused to the centre of the site within the Turns End Character area.  Whilst there 
would be clusters, there is generally a good spread of affordable units across the site 
that would assist in ensuring a tenure blind approach to the affordable units, in 
accordance with Paragraph 92 of the NPPF, that seeks to ensure an integrated 
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approach to considering housing locations and layouts.  Planning decisions should 
promote inclusive and safe places, in this case, officers consider that layout would 
provide an inclusive environment, increasing the sustainable aspects of the scheme.   

 
10.59 There are changes in levels on this site, that influences accessibility and whether 

Part M4 (2 or 3) of the Building Regulations can be achieved.  Whilst there is no 
policy requirement to secure M4 (2) (accessible and adaptable dwellings) or M4(3) 
(Wheelchair user dwellings), and the Building Regulations make it clear that these 
are ‘optional requirements’ where secured by planning condition, the applicant has 
been asked, in accordance with the S106 – whether any of the units could be to this 
standard.  The applicant has confirmed that the majority of the affordable units will 
comply with the Part M4(2) standards.  The following would comply with this 
standard;  

· 1 Bed Flat (12 Units) 
· 2 Bed Flat (12 units) 
· Type C (10 units) 
· Alnwick (10 Units) 

 
10.60 The remaining units cannot achieve this standard.  Whilst an offer was made to 

provide 3 no. M4(3) units, the Housing Register and Development Manager has 
confirmed a change would not be required as this would result in a change to the 
units.  The units that will be provided will ensure the affordable housing mix best 
meets the needs of the Parish.  The proposal is considered to comply with the S106 
requirements and with CP6 and the details are sufficient to discharge condition 9.   

 
 Residential Amenity 
10.61 The proposed development abuts Goddards Close to the north and dwelling houses 

that back onto the High Street are situated further north.  Dwellings to the south of 
Goddards Close are to be located a significant distance from the rear of these 
dwellings, in part, due to the length of the gardens at Goddards Close but also the 
layout of the proposed dwellings in the Goddard’s Green/Turns End character area.  
Plot 3 is located closest to neighbouring dwellings at 26m and side on.  Whilst there 
would be bathroom and an en-suite window on the north facing elevation, at this 
distance, and given the rooms served, it is considered that the impact on amenity to 
the north would be acceptable.  

 
10.62 Further east the separation distances increase to 38m plus, from the rear of 

Goddards Close, where the proposed dwellings are separated from the existing 
neighbours by the length of gardens, the set back of the dwellings and parking 
spaces, along with the public right of way.  To the east of Goddards Close, Plot 110 
would be closest at some 34m distance, this is considered sufficient to prevent 
overlooking and loss of amenity.   

 
10.63 Dwellings to the north, on the Highs Street, have deep rear gardens, and whilst there 

are permissions for some to build single dwellings, the frontage of the dwellings in 
this location would be some 14m from the shared boundary.  This is considered 
sufficient to prevent loss of amenity to these dwellings.   

 
10.64 In terms of the amenity of future occupants, EN1 seeks to ensure that the proposal 

would provide adequate residential amenities for future occupiers of the development 
in terms of daylight, sunlight and privacy.  Generally back to back distances achieve 
21m plus and are exceeded in many instances.  Generally side on relationships 
demonstrate a separation of 12m plus.  At the 2 storey heights proposed, it is not 
considered that the layout would result in harm to future occupants light amenities 
and privacy.  Whilst a number of plots have landing or bathroom windows opposite 
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landing/bathroom windows, these generally staggered/oblique in relationship and, 
given the areas serviced, it is not considered there would be un-acceptable 
overlooking between plots.  Where there are direct windows, it would proposed to 
ensure privacy by applying a condition to install and maintain obscure glazing in the 
bathroom windows at first floor level such as at plots 10, 23, 26, 40, 63, 69, 106, 148, 
149 and 95, 143, where there is a stagger in the building line, Plots 20, 31, 32, 34, 64 
117, 118 144, 146, 150, 155, 157, 158 to enhance privacy.  The secondary windows 
serving bedrooms on the north east and south west elevation at plot 174, first floor 
level could give rise to overlooking of private garden areas and should also be 
obscure glazed. Subject to a condition to secure a scheme of obscure glazing, the 
impact on the amenity of future occupiers is considered to accord with policy EN1. 

  
10.65 The layout makes provision for individual garden spaces for the dwellings.  In 

respect to the apartment buildings, it is considered that there is sufficient space to 
provide an appropriate setting to these buildings.  Where there is a terrace of three 
proposed, access is provided to the rear gardens through a shared pathway serving 
two dwellings, preventing the need to take garden waste etc through the dwelling. In 
view of the above, future amenity is considered to be acceptable with no significant 
amenity issues outstanding.  The proposals are considered to comply with policy 
EN1 of the 2006 Tunbridge Wells Borough Local Plan.       

 
 Highways and parking 

10.66 The outline planning permission on this site grants permission for the access and 
was addressed at length in the report to committee.  The outline planning permission 
was granted subject to a number of conditions, although this reserved matters 
application seeks to address the following conditions specifically; 

- 19 – Parking and turning of vehicles - that sought details for the parking and turning 
of vehicles prior to above ground construction works.  Parking and turning is to be 
subsequently retained thereafter for the use of residents/visitors to the site.   

- 22 – Details of the internal road layout, including footpaths and cycleways – sought 
details of the internal road layout footpaths and cycle ways.   

 
 Parking provision 
10.67 KCC Highways initially commented on the number of garages included and as these 

are unlikely to be used, KCC Highways exclude them within the overall parking 
provision.  Car ports/barns should be open and not lend themselves to being 
enclosed.  Tandem parking is often not well used and can lead to overspill and 
visitor parking outside individual units does not provide a suitable arrangement for 
the visitor or the resident.     

 
10.68 The applicant has confirmed that the amended details make provision for car barns 

now, with no garaging, other than the southern most plot, where on plot parking is 
generous.  The car barns have been designed to be open structures with hit and 
miss boarding along the sides.  The design approach being that they do not lend 
themselves to being enclosed.  KCC Highways sought a lighter structure, that both 
serves to discourage other uses of these spaces, but also, the design is considered 
appropriate in this rural location in design and landscape terms.   

 
10.69 The layout now demonstrates some 325 spaces can be achieved, with a further 81 

spaces within car barns and a further 41 visitor spaces, along with garaging to the 
south side.  This is considered to accord with the current IGN Note 3 – the current 
adopted standards for KCC Highways.  The 41 visitor spaces have been rearranged 
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to ensure that they do not relate to plot frontages and would relate well to the 
character areas.   

 
10.70 To the south side, whilst no visitor parking is indicated in the Brick Kiln Farm/Crane 

Valley character area – these spaces have generous parking provision.  It is also of 
note that the applicant is seeking to promote good access, including pedestrian and 
cycling facilities, and to provide a suitable character for this rural location.  As a 
result there are a number of tandem spaces within the layout, following the AONB 
Boards design guidance.  The layout seeks to reduce the level of frontage parking, 
and although it does still exist, it is reduced by the tandem parking.  As a landscape 
led scheme, and given the level of parking proposed compared to the adopted 
standards, the use of tandem spaces is considered to be acceptable.     

 
10.71 Under IGN note 3 – a parking requirement of 2 spaces would be required for 3 bed 

houses and 4 plus, the scheme has allowed for 3 parking spaces for the 4 and 5 bed 
units.  Overall the requirement would be 309 parking spaces with 36 for visitors.  
325 spaces and 41 for visitors are proposed, with an additional 81 parking spaces 
within car barn are proposed.  The proposal is considered to accord with policy TP5 
in respect of meeting the current parking standards and providing a suitable level of 
parking, appropriately distributed.  Condition 19 of the outline consent is considered 
to have been met.      

 
Meeting the needs of pedestrians, cyclists and public transport users 

10.72 Policy AL/CR4 in the Site Allocations Local Plan sought to ensure a masterplan 
delivered interconnected green spaces to provide formal and informal recreation 
uses.  Core Policy 3 – in accordance with the NPPF and integral to achieving 
sustainable development, seeks to ensure sustainable modes of transport, including 
cycling, walking and the use of public transport will be encouraged to reduce 
dependence on the private car.  Part of this will be to improve public transport, and 
this scheme, through the outline S106, will contribute £1,000 per dwelling towards 
public transport services in the area, as requested by KCC Highways.  However, 
Core Policy 3 also seeks to ensure that integrated cycle network and enhanced 
pedestrian routes are developed.  

 
10.73 Whilst initially, a number of consultees including KCC Highways and the 

Conservation and Urban Design Officer, raised concern at the lack of connectivity on 
this site, to ensure comprehensive development with neighbouring sites – including 
the remaining allocated land known as “Corn Hall”, the amended plans submitted 
now address this matter and while the pedestrian and cycle route details have been 
submitted under a separate discharge of condition application, plans submitted with 
this application now include the amended layout, including pedestrian and cycle 
linkages.  Linkages are now shown to include footpaths to be finished in Hoggin, that 
would link directly to the boundary with Turnden to the west of the application site – 
should that site be developed for residential development..  This link would continue 
along the Hartley Road – providing both a link into the neighbouring site but also a 
footpath along the site frontage, with Hartley Road, to provide a pleasant route away 
from the main road and thereby encouraging walking.  The Hoggin path would 
continue along the south west boundary where it would join with the south western 
link, in the vicinity of the Brick Kiln farm/Crane Valley character area.   If the 
Turnden application (reference 20/0815/FULL) receives consent, it is considered that 
this scheme, would provide suitable links through, with a comprehensive approach, in 
accordance with policy CP1 of the Core Strategy.   

 
10.74 Within the application site, the main Public Rights of Way (PRoW’s) (WC 94, WC95 

and WC96) would be maintained and upgraded to a cycle/pedestrian route.  Initial 
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concerns from the KCC PROW team, were how the upgrade of the existing PRoW to 
form shared footpath/cycle ways, which was generally to be supported, was to be 
achieved.  Whilst new path links were acknowledged to be a valuable addition - the 
ongoing maintenance of the new paths would need to be considered.   These paths 
should generally feel safe and welcoming.  Concern was also raised at the 
introduction of ‘shared lanes’ along the alignment of WC95 and concern with conflict 
between vehicles and path users.  Clear segregation was illustrated at outline stage.  

 
10.75 KCC PRoW Team have reviewed the amended plans, that now show details of the 

proposed shared footway/cycleway would integrate into the layout.  There is still an 
outstanding matter of how the applicant will upgrade the legal status of PROW WC95 
to enable cycling.  The applicant’s intention is to segregate the footways as much as 
possible.  Following dialogue with KCC PRoW Team – they have confirmed that the 
cycle path can be upgraded to a Bridleway, that would require KCC to implement a 
Creation Agreement.  A condition to control this matter would be unreasonable as it 
would rely on an action outside of the control of the applicant to implement this.  A 
financial contribution of £2,700 has been requested by KCC PRoW to implement this.  
The applicant has agreed this sum.  A condition is set out in Section 11 of your 
reports that seeks the final detail of the shared surface and to make the path 
available for adoption.  Whilst KCC were seeking assurance from the applicant that 
compensation would not be sought, it is not considered this would be reasonable to 
secure through the Legal Agreement and the condition will seek to ensure that the 
path is made available after construction by the developer.      

 
10.76 Whilst the PROW officer comments that the future cycle link outside the site 

boundary, across 3rd party land should be disregarded in terms of assessing the 
connectivity of the site, the SALP makes provision for the development coming 
forward in phases.  In this case, the landowners of the two sites are different and 
therefore the sites are coming forward separately - whilst it is commented that a 
masterplan is sought from these sites, including the Turnden site, this application is 
submitted on the basis of the approved outline planning application for this site.  This 
application seeks to make future connections to both the Turnden site to the west 
should that be approved, and into the remainder of the Corn Hall site, to the east.  
The approved vehicular access has been designed to ensure comprehensive 
delivery, and can accommodate traffic from the site and the Corn Hall site.  .   

 
 Layout and Tracking  
10.77 KCC Highways had commented that the tracking was tight in a number of locations, 

with confined turning heads.  KCC Highways also requested details of adoption.  
After review of the amended plans, concern continued to be raised in relation to the 
following matters;  

• lack of segregation for the proposed cycle path along WC95 as suggested by the 
plans, turning head outside plots 93-94 is likely to result in conflict where vehicles 
manoeuvre across the cycle path/PROW – o/s plots 131-139 and 94-99 the cycle 
path is dimensioned at 3m and only leaves 4m for any vehicular access, which is 
substandard; 

• concerns at lack of turning head (131-139), tandem parking at plots 108-119 and lack 
of additional spaces to compensate make access to this area difficult for larger 
vehicles; 

• re-iterate concern regarding tandem spaces; 

• concern over the width to accommodate margin/service strips in both adopted areas, 
and should provide well defined and self –enforcing turning heads that do not lend 
themselves to obstruction; 
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• it is considered most unlikely that refuse vehicles will use the turning arrangements in 
the courtyards to the flats as confined and are heavily dependent on precise parking 
by residents – alternative arrangements are recommended; and; 

• there is no indication that the developers for both parts of the site have worked 
together, it is essential both developers are able to commit to the proposed links – a 
management solution will be required.   

 
10.78 The applicant has responded to the points made by KCC Highways including the 

parking and future connections as addressed in preceding paragraphs.  The extent 
of the roads to be adopted has now been reduced to the main spine road, the access 
to the remaining part of the allocation, and to the entrance of the Brick Kiln 
Farm/Crane Valley character area.  The consulting engineers have prepared a 
response detailing each point.  It is proposed to separate the shared lane with a 
flush kerb as a compromise between achieving a historic pattern of growth in the 
AONB and keeping to the concept of reduced road widths, in accordance with AONB 
design and being a landscape led scheme.  An amended plan has demonstrated 
that 4.1m road width can be achieved.  This will prevent conflict exacerbated by the 
road width and will allow 2 cars to pass, in accordance with Manual for Streets.   

 
10.79 The Engineers have also set out the refinement in the note to show the refuse 

vehicle will only need to cross the footway/cycleway for a short section- it is also 
noted that refuse vehicles are not accessing the roads on a regular basis, and their 
crossing the footway/cycleway would be an irregular activity – on this basis the safety 
concerns would be heavily reduced in a RSA.  Adoptable limits have been adjusted 
reducing adoption liability.  The Engineers consider this also applies with the 
tracking of service vehicles for plots 131-139, and they consider it no different to any 
vehicle crossover that would require adequate care by the driver and the 
pedestrians/cyclist when the car is accessing or exiting the parking spaces.  

 
10.80 Officers consider the use of tandem spaces would be acceptable in relation to this 

scheme and would reduce the dominance of the car.  The Engineers response also 
sets out that whilst KCC Highways indicate concern at tandem parking, particularly in 
the vicinity of path WC95, that there has been an over provision on the site of 
parking, which assists in off-setting this concern that tandem spaces would 
exacerbate the situation. 

 
10.81 Whilst KCC Highways raise concern at the margin strips of these are not now to be 

within adopted roads, allowing a balance to be made in respect of a landscape led 
scheme and not employing heavily engineered solutions.  Given the level of parking 
in the area of plots 169-180 the Engineers consider the tracking on refuse collection 
day should be possible with ease and they consider the refuse vehicles can track 
with east to the rear of plots 46-67.  Refuse drivers also have the option to only 
reverse into the rear courtyard of plots 81-92 instead of turning in this area.   

 
10.82 It is also confirmed that developers have been in correspondence on the matter of 

working together to bring forward footways from the Turnden site to allow for the 
positions as shown and allow for the proposed levels from the Turnden site.   

 
10.83 For the reasons set out above, it is considered that matters arising from the PROW 

can be addressed satisfactorily through a contribution to secure the bridleway, and a 
condition could be applied to see the final detail of the segregation of the path.   

  
 Surfacing 
10.84 A surfacing strategy has been included with the supporting documents, that is 

generally satisfactory for the roads/pathways, however, external materials would 
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need to be specifically submitted with details of exact materials.  Whilst it is 
proposed this is addressed through condition, the applicant has provided further 
detail of bitmac for the main spine road and footway/cycleway and comment that 
raised tables will be provided as traffic calming features, in block paved surfacing.  
Whilst the traffic calming and detailed specification could be covered through S.38 
process – this detail provides some clarity to the applicant and HA at this point. Final 
details of the hard surfacing materials will be secured through the submission of 
condition 12.  Final comments are awaited from KCC Highways and Members will 
be updated on their comments.    

 
 Flood Risk & Drainage 
10.85 The NPPF seeks to direct development away from areas at risk from flooding, and 

sets out a sequential approach to the location of development.  The Core Strategy 
Policy CP4 and Local Plan Policy EN 18 seek to resist development which would 
increase the risk of flooding elsewhere and make more efficient use of water 
resources and protect water quality. In this case the site is falls within Flood Zone 1 
(at the lowest risk) and is within an area where residential development is considered 
appropriate from a flood risk perspective.  The Crane Brook is located to the east of 
the site, and there are existing ponds.  The Environment Agency confirm they 
consider the application a low environmental risk.  The EA commented that ”If the 
applicant was proposing to use deep infiltration systems for surface water and 
effluent disposal then the EA would like to provide comments, although it does not 
appear to be the case”.  The Environment Agency have no comments to make on 
this application.   

 
Surface Water Drainage 

10.86 A drainage strategy technical note has been submitted as part of the amended plans.  
This document sets out that the existing site is greenfield, with an area of 12.7 ha, 
levels range from 104.5m to 83.5m AOD and two ditches flow towards the low point, 
the first draining overland flows from the north and the second draining overland 
flows from the south.  The ditches join to form a small basin, the basin discharges 
into a 250mm pipe, the pipe is assumed to connect to the Crane Brook located 
approximately 125m the East.  The developable area of the site (6.6HA) has been 
used as the total site area.  Very low infiltration has been recorded across the site, 
reflecting the relatively low permeability of the Tunbridge Wells sand formation and 
low permeability of the Wadhurst Clay Formation.  The report concluded infiltration 
would not be viable at the site.  The total impermeable area of the proposed 
development is 3.5 Ha.   

 
10.87 It is proposed to limit the total post development discharge rate (up to the 1 in 100.  

Return Period plus 40% climate change) to slightly less than the existing Qbar rate 
(35.51l/s).  The post development discharge rate would be 33.9l/s.  This therefore 
results in betterment during more extreme events up to the 1 in 100 year event 
including an allowance for climate change.  Pre- development discharge rates are 
confirmed as 113.29 l/s in the 1 in 100 year discharge rate.    

  
10.88 The surface water drainage has been designed in accordance with the drainage 

principle established in the Flood Risk Assessment submitted as part of the outline. It 
is proposed to manage surface water runoff by conveying the runoff (via gravity 
piped networks, permeable paving and conveyance swales) into a large proposed 
basin located within the Southern section of the site, the basin will flow into a control 
chamber restricting the discharge rate before discharging into the existing basin.  
The existing basin will be regraded into a pond with a permanent water body 
providing ecological enhancement.  The existing basin discharges into a 250mm 
pipe, which is assumed to discharge into the Crane Brook.   
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10.89 The surface water sewers will be offered to either Southern Water or Icosa Water  

for adoption and a private management company will be set up to maintain the  
SuDs features. The management company will be financed by a yearly  
maintenance fee chargeable to the residential development. The management  
company has yet to be appointed by Persimmon Homes South East.    KCC as 
Lead Flood Authority have reviewed the Drainage Strategy and initially commented 
that the proposals seek to utilise a combination of attenuation basins, swales, ditches 
and hydrobrakes regulating the flow rate prior to discharge to the Crane Brook 
watercourse due to the site being underlain with Wadhurst Clay formation giving poor 
infiltration rates.  However, KCC requested the updated microdrainage calculations 
regarding the FSR dataset and an exceedance plan.  The holding objection was 
removed following the submission of an amended Drainage Strategy prepared by 
Ardent and received 8th June 2020.  KCC Lead Flood confirm no objection to the 
approval of the application for reserved matters, the correct FSR Rainfall date has 
been utilised.  It is also of note that any existing pipework that is to form a part of the 
surface water network, especially the assumed size and location of the 250mm pipe 
that discharges into the Crane Brook must be located and the condition confirmed 
during the detailed design.  The outline application included indicative sizing and 
surface water attention, the report submitted to support this application is in greater 
detail and KCC Lead flood are satisfied that sufficient space has been allocated with 
the layout presented.   
 

10.90 However, final comments from KCC Lead flood confirm that the condition and 
capacity of the outlet culver is fundamental to the operation of the drainage basin and 
therefore information needs to be provided on its location and condition.  There is a 
risk that this culvert could be in bad repair and does not discharge to the assumed 
location.  It is considered that this is a matter of detail, the principle of the strategy is 
acceptable and KCC are satisfied that sufficient space has been allocated within the 
layout presented.  Therefore, whilst the strategy is acceptable and there are no 
matters relating to drainage that would affect the layout, the applicant has agreed to 
remove these conditions from this application.  The discharge of conditions will be 
considered under an application to discharge condition 30 and 31 separately.  
 

 Foul Water Drainage 
10.91 Condition 32 of the outline consent sought details of the foul sewage.  It is proposed 

that this will be from the development will be drained to a pumping station via gravity 
and pumped to an existing Southern Water sewer located within Hartley Road via a 
rising main. A new breakout chamber will be constructed to create a new connection 
into the existing foul water sewer within Hartley Road.  The foul water sewers and 
pumping station are to be offered to either Icosa Water or Southern Water for 
adoption. 

 
10.92 Following initial concerns regarding the position of the foul pumping station and 

existing drains which was not acceptable to Southern Water and required CCTV 
surveys, latest comments confirm no objections to the reserved matters application 
or the discharge of condition 32 relating to foul drainage as the drainage layout now 
shows the pumping station away from the sewer.  The applicant proposes to 
connect under the ‘New connections agreement 2019/2020’ produced by Southern 
Water.  The approach taken is considered acceptable by key consultees and the 
condition satisfactorily addressed.  The foul water drainage is set out within the 
Drainage Strategy Technical note and therefore cannot yet be approved and 
therefore discharged in view of the need for further detailed investigations in relation 
to the surface water drainage.  Therefore this condition will also be the subject of a 
revised submission of discharge of condition application.     
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Other Matters 

 Refuse and waste 
10.93 Policy CS 5 of the Core Strategy requires development to be designed to minimise 

waste creation and disposal through the lifetime of the development.  Kent Highways 
comments relating to turning for refuse vehicles will be addressed through the 
adoption process and the areas that are tighter for turning are proposed within the 
private areas.  Final details of the refuse storage is yet to be provided and will 
therefore be considered as part of a separate conditions discharge application.   

 
Air quality measures/renewable energy 

10.94 The outline permission has a number of conditions that seek to address matters in 
relation to air quality.  The EHO comment that the information supplied in relation to 
air quality has been reviewed, and Environmental Health have no objection to the 
application.  Whilst it is acknowledged that were Environmental Health to be 
consulted on an application of this size in this location today, they would require a full 
air quality assessment to be undertaken, it would not be appropriate to ask for this in 
respect of reserved matters, and EHO also notes that the outline permission does 
have conditions attached to mitigate the air quality impact of the development, ie, by 
implementation of a travel plan (condition 35), and installation of low NOx boilers 
(condition 37) and EV charging points (condition 36) and these are yet to be 
discharged and are not submitted for discharge with this application.  Whilst the 
submission is accompanied by a plan indicating locations, and shows a commitment 
to an approach, the full detail has not been submitted to discharge the EV points.  
Condition 37 seeks a package of mitigation measures for the control of air quality, to 
include low Nox boilers, this will include the above, along with a sustainable transport 
contribution, secured within the S106 of the outline application.  This, along with the 
approach to energy conservation, are appropriate to secure through the reserved 
matters application and the principle of development cannot be revisited on this 
basis. 

 
10.95 In terms of water and energy conservation, following comments of the Environmental 

Planning Officer, the applicant has submitted Energy and Sustainability Statement 
prepared by Southern Energy that sets out an approach to minimise energy 
consumption and carbon dioxide emissions at the point of demand through 
installation of highly efficient fabric, ventilation and heating systems together with 
benefits of solar gains.  The Environmental Planning Officer notes that the applicant 
has altered their approach so that it now follows the energy hierarchy rather than 
offering either energy efficiency measures or renewable energy technology provision 
as was originally proposed in 2016. The applicant’s newly proposed approach to 
reduced 10.2% of carbon emissions through both fabric first and renewable energy 
provision approaches is now compliant with our existing policy expectations. 

   
10.96 There is an expectation that looking forward, sites go beyond the building regulations 

expectations, that are being developed as part of the new local plan.  The future 
approach is outlined in the July 2019 Energy position statement and therefore a 
correction is required in the report, from 10% to a reduction of 25-39% - therefore a 
minimum of 25% should be targeted.  The applicant has revised the document to 
reduction of 25%, and whilst the applicant’s approach is not as ambitious as hoped, it 
is noted that this condition is not for discharge and therefore the report is an 
acceptable starting point.  Chapter 14 of the NPPF 2019 addresses meeting the 
challenge of climate change and sets out that new development should be planned 
for in ways that reduce emissions which includes through design and take a 
pro-active approach to mitigating and adapting to climate change.  The 
Environmental Planning Officer sees the report as an acceptable starting point.  
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Some PV is proposed, there are suitable Photovoltaics that can be selected for 
sensitive sites such as this.  The condition will not be discharged through this 
application, but under condition 38 of the outline planning application and an 
informative may be added to highlight that the submitted document is seen as the 
starting point to develop further.     

 
 Legal Agreement 
10.97 Legislation requires that planning obligations (including Legal Agreements) should 

only be sought where they meet all of the following tests: 
- Necessary to make the development acceptable in planning terms; 
- Directly related to the development and; 
- Fairly and reasonably relate in scale and kind to the development. 

 
10.98  In this regard, the affordable housing element of the proposal along with financial 

contributions have already been secured within the legal agreement agreed under 
the outline application. As this is a reserved matters application these contributions 
and legal agreement are carried forward and no other contributions can be sought 
that go to the principle of development.  However, given the need to secure the 
Creation Agreements process, it is considered necessary to secure a Legal 
Agreement to secure this sum to enable KCC PROW team to conclude this matter 
and is included in the recommendation below.  KCC PROW Team have confirmed a 
sum of £2700 is required to implement this Creation Agreement, this is necessary to 
ensure that footway WC95 can be upgraded to enable cyclists to utilise this path.  
The Creation Agreement relates directly to the development and relates in scale and 
kind and it is therefore reasonable to make this request in accordance with policy 
CP1 of the 2010 Core Strategy.   
 
Permitted Development 

10.99 In terms of future development to dwellings within the scheme, it is considered 
necessary to restrict permitted development rights due to the potential impact upon 
the street frontage, size of some rear gardens and the appearance of the 
development. As such, classes A, B, C, D, E and F would be restricted in order to 
ensure the overall character of the dwellings is retained. 
 
Playspace Strategy 

10.100 The playspace strategy, making use of natural play trails and public art, may be 
secured through condition.  The plan submitted is considered a suitable starting 
point and a commitment to add informal opportunities for play in a number of 
locations on this site that would focus on the western boundary with Turnden and 
move through the Tanners Lane area with locations at key points.  An opportunity for 
incidental play is also shown at the southern potential connection through to the 
Turnden site to the west.  The proposal would accord with the NPPF paragraphs 98 
and 127 in this respect. 

 
Conclusion 

10.101 The site is located within the LBD of Cranbrook, a tier 2 settlement and is allocated 
for residential development and considered to comprise sustainable development.  
The scheme would contribute towards the housing shortage, whilst providing choice 
and variety, and would provide a suitable level and mix of affordable housing.  The 
design and layout is considered suitable, along with the level of parking proposed 
and vehicular and pedestrian linkages, with suitable conditions.  It is considered that 
the application addresses paragraph 172 of the NPPF thoroughly and that the 
submission leads to the conclusion that the proposal would result in less than 
substantial harm to designated heritage assets.  It is considered that the matter of 
trees and impact on ancient woodland have been addressed to the point that the 
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application may be approved.  In the balance of issues, with the clear need for new 
housing development, it is not considered that there are any other material 
considerations that would indicate the application should be refused.   

  
11.0 RECOMMENDATION 

A – Delegated powers to Grant subject to the completion of a Legal Agreement 
under section 106 of the Town and Country Planning Act 1990 (as amended),  
to be agreed by 26 March 2021 (unless a later date be agreed by the head of 
planning services ) to secure the following;  

 
(i) Developer contributions towards;  

• KCC Public Right of Way – to £2,700 towards upgrading the Public 
Right of way to a bridleway.   
 

AND SUBJECT TO THE FOLLOWING CONDITIONS 
 

1) The development hereby permitted shall not be carried out except in complete 
accordance with the details shown on the following submitted plans: 

 
Level Strategy (Sheet 1 of 2) 187320 0001 rev G  
Level Strategy (Sheet 2 of 2) 187320 0002 rev G  
S38 Coloured Plan 187320 0017 rev P4  
Simplified Levels (Sheet 1 of 2) 187320 0018 rev P2  
Simplified Levels (Sheet 2 of 2) 187320 0019 rev P2  
Vehicle Tracking - Refuse Sheet 1 187320 SK01 rev P08  
Vehicle Tracking - Refuse Sheet 2 187320 SK02 rev P07  
Vehicle Tracking - Fire Sheet 1 187320 SK03 rev P07  
Vehicle Tracking - Fire Sheet 2 187320 SK04 rev P07  
Vehicle Tracking - Car Sheet 1 187320 SK05 rev P07  
Vehicle Tracking - Car Sheet 2 187320 SK06 rev P07  
Vehicle Tracking - Car Sheet 3 187320 SK07 rev P07  
Vehicle Tracking - Car Sheet 4 187320 SK08 rev P07  
Vehicle Tracking – Tanker 187320 SK11 rev P05  
Plot 139 Vehicle Tracking – Refuse 187320 SK15 rev P03  
Plot 175-180 Rear Garden Retaining 187320 SK20 rev PO3 

 
The Site Location Plan - drawing 7115-L-01 E  
The Planning Layout – drawing 7115 – L – 100 rev AA  
The Affordable Housing Plan – drawing 7115 – L – 102F  
The Parking Plan - drawing 7115 – L – 105F  
The Street Scenes - drawing 7115 – L – 106D  
Site Connectivity Plan - drawing - 7115 – L – 160 rev E  
Ancient Woodland offset plan – drawing - 7115-L-161 rev A  
Materials Mood Boards drawing - 7115-L-162-165  
Car Barn Design 1 drawing 7115-SK-107 rev B  
Car Barn Design 2 drawing 7115-SK-108 rev B  
Farmstead (Crane Valley) 3D Sketch drawing 7115-SK-166  

 
The House Type drawings pack  

 
Turns End  
Type C Double 7115-A-120 rev D  
Type C Triple 7115-A-121 rev C  
Alnwick Double 7115-A-122 rev E  
Alnwick Triple 7115-A-123 rev E  
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Type M Double 7115-A-124 rev E  
Type M Triple 7115-A-125 rev D  
Type N Double 7115-A-126 rev F  
Trafalgar Double 7115-A-127 rev D  
Trafalgar Triple 7115-A-128 rev E  
Chester Double 7115-A-129 rev E  
Clayton / Chester 7115-A-130 rev C  
Beech (Clayton) 7115-A-131 rev D  
Knightsbridge 7115-A-132 rev C  
Marlborough 7115-A-133 rev D  
Hadleigh 7115-A-134 rev E  
Marylebone 7115-A-135 rev E  
Mayfair 7115-A-136 rev D  
Hatfield 7115-A-137 rev D  
Whitehall 7115-A-138 rev D  
Bond 7115-A-139 rev F  

 

Tanners lane  
Beech (Clayton) 7115-A-140 rev D  
Apartments 7115-A-141 rev F  
Marlborough 7115-A-142 rev D  
Mayfair 7115-A-143 rev D  
Marylebone 7115-A-144 rev D  
 
Farmstead  
Beech (Clayton) 7115-A-145 rev C  
Chester Double 7115-A-146 rev D  
Knightsbridge 7115-A-147 rev B  
Marlborough 7115-A-148 rev C  
Oasthouse 7115-A-149 rev E  
Barnhouse 7115-A-150 rev E  
Private Apartments 7115-A-151 rev B  
Garages 7115-A-154 rev C  
Clayton (Turns End) 7115-A-155   
Clayton (Tanners Lane) 7115-A-156   
Clayton (Farmstead) 7115-A-157    
Softworks Plan (1 of 3) 7115-L-206 rev J 
Softworks Plan (2 of 3) 7115-L-207 rev J 
Softworks Plan (3 of 3) 7115-L-208 rev J 
Goddards Green Pond Detail 7115-L-209 rev C  
Detailed long sections 7115-L-211 Rev B  
Boundary sections – 7715-L-212  
Pond details 7115-L-213  
Surface Treatments Strategy 7115-L-215 Rev C  
Boundary Treatments strategy 7115-L-216 Rev B  
Natural Play/Public Art strategy 7115-L-217 A  
Street furniture/Interpretation strategy 7115-L-218 A  
Key to Planting schedules – 7115 – L- 225 – rev J  
Landscape Strategy Detail Areas; (Northern Meadow, Goddard’s Green, Tanner’s Lane, 
Attenuation Area, AW buffer) 7115-L-226-233 rev B  
PROW WC95 – Detail - 7115-SK-201 rev B  
PROW WC95 – Detail with Overlay - 7115-SK-202 rev B 
 
- Design and Access Statement 
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- Updated Arboricultural Method Statement produced by PJC Consultancy and 
associated tree retention and tree protection plans 04.09.2020 

- Updated Street Lighting Note produced by Ardent Consulting Engineers 187320-02A 
- Updated Bat and Bird Box Locations and Ecological Connectivity Drawing – 4149- 

ENH August 2020 produced by Aspect Ecology  
- Updated Ecological Protection Measures Drawing 4149/CEMP1 produced by Aspect 

Ecology  September 2020 
- Updated Ecological Enhancements Drawing 4149/EE1 produced by Aspect Ecology 

September 2020 
- Aspect Ecology Technical Note - Ancient Woodland – Response to Consultation 

Comments August 2020 
- CEMP1 v 2 dated 18.09.20 
- Biodiversity Impact Assessment 02.10.2020 
- 187320-03A KCC Highways Response.  

 
Reason: To clarify which plans have been approved. 

 
2) No development shall take place until a scheme detailing the phasing of the 

construction of the development and an indicative programme for the development of 
the entire site, has been submitted to and approved in writing by the Local Planning 
Authority. The development will be carried out in accordance with the details 
approved.  

 
Reason: In the interests of the proper planning of the development. Such details are 
fundamental to the application and are therefore required prior to its commencement.  

 
3) Prior to the commencement of construction works above ground level, details of the 

following shall be submitted to the Local Planning Authority for approval for that 
phase and the development shall be constructed in accordance with the approved 
details and retained as such thereafter: 

 
- canopies, eaves and verges, dormers, window reveals, cills and window frames 

(including colour); 

 
- The detailed design of any shared entrance doorways to flats and private doorway 

entrances to include materials, lighting, door, colour and canopy design;  
 

- a design strategy for the location and external appearance of utility meter boxes 
 

- detailed design of cycle stores 
 

Reason: To ensure a satisfactory appearance of the development. 
 

4) Notwithstanding the submitted details and approved plans, prior to the first 
occupation of development on any phase, detailed plans and information regarding 
the following aspects of the proposed development phase shall be submitted to and 
approved in writing. The development shall be carried out in accordance with the 
approvals, unless otherwise agreed in writing by the Local Planning Authority: 
 

• Details of on-site play areas, as indicatively shown in the submitted plan 
number 7115-L-217 Rev A, including details and finished levels or contours, 
means of enclosure (if applicable), surfacing materials, and play equipment  

• Details of street furniture, signs and public art;  

• Details of the decking area in the Central Attenuation Area. 
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            The on-site play and street furniture shall be constructed using timber harvested 

from trees felled within the site boundaries unless agreed with the local planning 
authority otherwise. 
 
Reason: To play areas/open spaces are designed to an acceptable standard and in 
the interests of sustainable development. 

 
5) Notwithstanding the details submitted , a planting plan shall be submitted to the Local 

Planning Authority and approved in writing prior to the commencement of above 
ground construction works to show additional semi-mature planting including English 
oak to the south of plot 167 and and between plots 85-88 and 54-57.  The 
development shall be carried out in accordance with the approved details and 
maintained thereafter.  

 
Reason: In the interests of enhancement to the landscape character of the site and 
neighbouring rural area. 

 
6) Notwithstanding the details submitted, the development hereby permitted, shall not 

be occupied until such time as the shared cycle/footpath on route WC95 has been 
implemented in accordance with details to be submitted to and approved in writing by 
the local planning authority and taking into account plan numbers Surface 
Treatments Strategy 7115-L-215 Rev C and 7115-SK-201 Rev B.  The approved 
details shall implemented in full and maintained thereafter. Thereafter the shared 
cycle/footpath on route WC95 shall be made available to be upgraded to a bridleway 
to provide cycle access rights through a Public Path Creation Agreement or the 
equivalent by KCC Public Rights of Way. 

 
Reason:  To ensure connectivity with adjacent development and local facilities and 
to provide adequate sustainable transport measures and alternative modes of 
transport. 

 
7) Notwithstanding the details submitted, the development hereby permitted shall not be 

occupied until such time as a scheme and timetable for implementation of the 
pedestrian/cycle links (up to and including the boundary) and detailed plans, to the 
east and west boundaries has been submitted to and approved in writing, by the local 
planning authority.  These links shall be maintained in accordance with the approved 
details thereafter.   

 
Reason: To ensure connectivity with adjacent development and local facilities and to 
provide adequate sustainable transport measures.   

 
8) No dwelling on any phase of the development shall be occupied until details of the 

provision of obscure glazing to dwellings within that phase have been submitted to 
and approved in writing by the Local Planning Authority. The development shall be 
carried out in accordance with the approved details and shall thereafter be retained 
unless otherwise agreed in writing by the Local Planning Authority.  
 
Reason: To protect residential amenity. 

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

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

 
Reason: In the interests of protecting amenity and the character of the countryside 
and AONB. 

 
INFORMATIVES 
 
The conditions imposed on 16/502860/OUT and the requirements of the accompanying 
Section 106 legal agreement remain in force in relation to this development. As part of this 
reserved matters application only conditions 1, 4, 5, 6, 7, 9, 10, 11, 13, 14, 17, 19, 22, 27 & 
29, are discharged. All other conditions and obligations (that require discharging) shall be 
discharged outside of this application.  
 
Street Naming: Once work begins on site please apply for Street Naming & Numbering at 
http://www.tunbridgewells.gov.uk/residents/planning/street-naming-and-numbering. Applying 
early to officially register new addresses will prevent delays with Council, utility, postal and 
emergency services. 
 
Case Officer: Marie Bolton 
 
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. 

 
 


