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REPORT SUMMARY 
 

REFERENCE NO - 19/01493/OUT 

APPLICATION PROPOSAL 

Outline (all Matters Reserved except Access) - Residential development of up to 16 no. 

dwellings with associated parking, amenity and landscaping 

ADDRESS Sharps Hill Farm Queen Street Sandhurst Cranbrook Kent TN18 5HR  

RECOMMENDATION GRANT planning permission subject to conditions (please refer to 

section 11.0 of the report for full recommendation) 

SUMMARY OF REASONS FOR RECOMMENDATION 

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those related to the Limits to Built Development (LBD) are “out-of-date”.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relevant policies are out-of-date that permission for sustainable development should be 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

− The proposal would result in the delivery of sustainable development and therefore, in 
accordance with Paragraph 11 of the NPPF, permission should be granted, subject to 
all other material considerations being satisfied. The proposal is considered to accord 
with the Development Plan and Local Policy in respect of these material considerations; 

− The proposal would result in harm to the AONB and character and appearance of the 
countryside through the development of this predominantly greenfield site which 
contains some PDL; however, the adverse impacts of the proposal would be 
outweighed by the contribution the proposal would make to the Borough’s housing 
need; the provision of 40% affordable housing and financial contributions towards 
community services/facilities and demonstrates that the development is in the public 
interest.  

− The proposal would result in less than substantial harm to the setting of the Sandhurst 
Conservation Area, a nearby listed building and non-designated heritage asset. 
However, this harm is considered to be outweighed by the public benefits set out above.  

− The proposal would secure several contributions to nearby facilities.  

− The number of residential units are considered to be appropriate to this site and its 
locality; 

− The proposal would not cause significant harm to the residential amenities of 
surrounding and nearby neighbouring properties.  

− The traffic movements generated by the development can be accommodated without 
detriment to highway safety and the proposal includes adequate car parking provision;  

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

INFORMATION ABOUT FINANCIAL BENEFITS OF PROPOSAL 

The following are considered to be material to the application: 

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

− 40% affordable housing. 

− Primary Education - £4642.00 per dwelling and £ £1160.50 per flat (excludes: 1 bed 
units of less than 56sqm GIA) towards the 1FE expansion of Hawkhurst Primary School.  

− Cranbrook Hub - £419.63 per unit towards the Cranbrook Community Hub to 
accommodate increased demand for Libraries, Adult Learning and Social Care 
generated from the development. 
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− Youth Service - £65.50 per unit towards youth provision in Hawkhurst/Sandhurst area. 

− Waste - £129.20 per unit towards Tunbridge Wells Waste Transfer Station. 

− Public Transport - £1000.00 per unit towards the proposed public transport 
improvements in Hawkhurst and the surrounding areas.  

− Resurfacing of the Pavilion car park - £22950.00 

− Play equipment and upgrades at Old Orchard Play Area - £5008.00 

Net increase in numbers of jobs: N/A 

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

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

Estimated annual council tax benefit for Borough: £2860.16 

Estimated annual council tax benefit total: £28872.48 

Estimated annual business rates benefits for Borough: N/A 

REASON FOR REFERRAL TO COMMITTEE 

Referred by the Head of Planning. 

WARD Hawkhurst & 

Sandhurst 

PARISH/TOWN COUNCIL 

Sandhurst Parish Council 

APPLICANT Jarvis Homes 

AGENT Mrs Kerri Gallup-Judd 

DECISION DUE DATE 

24/09/19 

PUBLICITY EXPIRY DATE 

11/12/20 

OFFICER SITE VISIT DATE 

12/11/20 

RELEVANT PLANNING HISTORY (including appeals): 

Application No. Proposal Decision Date 

01/01698/FUL Demolition of single garage and erection of 

double garage 

Granted 20/09/01 

00/02402/FUL Single storey extension and erection of stable 

block 

Granted 06/02/01 

97/01525/FUL Retrospective - Excavation to form pond on 

line of existing watercourse.  Regrading of 

land. 

Granted 08/06/99 

87/00883/FUL Rear extension, kitchen extension, new 

porch. 

Granted 21/07/87 

82/00803/OUT Outline - Bungalow. Refused 

(Appeal 

Dismissed) 

01/09/82 

(12/01/83) 

80/01094/OUT Outline - Residential development. Refused 09/01/81 

RELEVANT PLANNING HISTORY ON NEIGHBOURING SITES (including appeals): 

20/00545/FULL 

(Oaklands Farm) 

Change of use of part of Exempted Caravan 

Site to allow for stationing of 3 static 

caravans for holiday lets, together with 

associated works including formation of 

caravan bases and extension to existing 

access track. 

Granted 20/04/20 

19/01635/FULL 

(Oaklands Farm) 

Erection of farmhouse for occupation 

associated with the existing 

agricultural/poultry business; plus removal of 

Granted 21/08/19 
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temporary mobile home 

19/00409/FULL 

(23 Stream Pit 

Lane) 

Single storey front extension (part pitched 

roof, part flat roof) and single storey side 

extension (pitched roof) 

Granted 29/04/19 

18/03339/FULL 

(Oaklands Farm) 

Temporary stationing of mobile home for 

period of 3 years 

Granted 06/12/18 

18/02225/OUT 

(Land West of 

Pinyons) 

Outline (Access not reserved) - Erection of 

27no. dwellings 

Refused 16/10/18 

18/01291/FULL 

(Oaklands Farm) 

Proposed farmhouse for occupation 

associated with the existing 

agricultural/poultry business and removal of 

temporary mobile home 

Refused 26/06/18 

18/00633/FULL 

(Oaklands Farm) 

Proposed farmhouse for occupation 

associated with the existing 

agricultural/poultry business and removal of 

temporary mobile home 

Withdrawn 18/04/18 

15/503700/FULL 

(Oaklands Farm) 

Retrospective - Mobile home for temporary 

three-year period 

Granted 04/08/15 

14/506375/FULL 

(16 Stream Pit 

Lane) 

Proposed conservatory to rear of property, 

erection of porch on side of property, 

fenestration change to front elevation and 

removal of single detached garage 

Granted 10/02/15 

11/03341/FUL Temporary stationing of a mobile home for a 

period of three years 

Granted 06/01/12 

11/00446/FUL 

(Oaklands Farm) 

General purpose agricultural building and 

installation of package treatment plant 

Granted 08/04/11 

10/00164/LBC 

(Bayford House) 

Listed Building Consent: Demolition of front 

and rear additions to Coach House and 

replacement single storey side extension, 

removal of dormers and rear stairs, internal 

changes. 

Granted 18/03/10 

10/00162/HOUSE 

(Bayford House) 

Demolition of front and rear additions to 

Coach House and replacement single storey 

side extension; erection of double garage 

Granted 18/03/10 

10/00160/LBC 

(Bayford House) 

Listed Building Consent: Demolition of single 

storey rear section and replacement with 

single storey extension, removal of side 

porch and brick up door opening, remove 

rear door and replacement window and 

replace ground floor internal wall 

Granted 09/03/10 

10/00156/HOUSE 

(Bayford House) 

Demolition of single storey rear section and 

replacement with single storey extension 

Granted 08/03/10 

08/03506/FUL (13 

Stream Pit Lane) 

Erection of rear conservatory Granted 12/12/08 

07/03474/FUL 

(Oaklands Farm) 

Poultry unit (Phase 2) Refused 

(Appeal 

13/12/07 

(06/10/08) 
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Allowed) 

07/03473/FUL 

(Oaklands Farm) 

Poultry unit to include egg room (Phase 1) Refused 

(Appeal 

Allowed) 

14/12/07 

(06/10/08) 

06/01481/FUL (12 

Stream Pit Lane) 

Single storey front extension to existing 

bungalow 

Refused 28/06/06 

04/03344/FUL (21 

Stream Pit Lane) 

Proposed conservatory. Refused 07/02/05 

 
MAIN REPORT 
 
1.0 DESCRIPTION OF SITE 
 
1.01 The application site consists of approximately 1.55 hectares and is located on the 

south side of Queen Street in the Sandhurst Parish of the Borough. The site 
comprises a detached dwelling known as Sharps Hill Farm, its residential curtilage 
and agricultural/paddock land that hosts two, relatively small, stable like structures.  
The agricultural/paddock land is currently divided and in use as private paddock land 
for the keeping of horses associated with the current owner of the dwelling. The site 
is largely grasses surfaced, other than small areas of hardstanding around the 
dwelling and stable structures. The land level slopes upwards from Queen Street 
towards the south of the site.  

 
1.02 The boundaries of the site are marked largely by trees and hedging. A pond is 

located towards the north east corner of the site and there is a stream which runs 
along the east boundary of the site. The site is largely overgrown and unmaintained 
in parts particularly to the eastern boundary of the site where a relatively dense 
woodland area lies. Outside of this woodland there are a small number of trees within 
the site, otherwise the site is largely open in nature. The site has two access points 
from Queens Street; a shared residential driveway, located towards the north of the 
site, which serves both Sharps Hill Farm and the neighbouring property of Sharps Hill 
Oast and a field gate access leading in the agricultural land, located further to the 
south, which appears to have been disused for some time. The lawful use of the 
majority of the site is agriculture which does not constitute Previously Developed 
Land (PDL). However, where the existing dwelling and defined residential curtilage 
lie, this part of the site would be considered to constitute PDL. Therefore the site 
partly comprises PDL.  

 
1.03 The site is located Outside of the Limits to Built Development (LBD) and within an 

Area of Outstanding Natural Beauty (AONB). The site is however adjacent to and 
immediately to the west of the defined LBD boundary of Sandhurst. The site also falls 
within an Archaeological Potential Area and parts of the west of the site fall within an 
area of Potentially Contaminated Land. Approximately 60m to the west of the site lies 
a grade II listed building (Bayford House) and the Sandhurst Conservation Area is 
located approximately 170m to the east of the site. The neighbouring property of 
Sharps Hill Oast would also be considered a non-designated heritage asset. 
Approximately 185m to the west lies designated Ancient Woodland. Approximately 
120m to the west of the site lays a Public Right of Way (WC288) which runs from 
Queen Street and heads in a southerly direction.  

 
1.04 Immediately to the east of the site lies the LBD and Stream Pit Lane which comprises 

predominantly semi-detached properties, a number of which back onto the 
application site. To the north and opposite the site lies a small number of detached 
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properties of varying scales and styles. This includes the site occupied by the 
property known as Pinyons located at the west end of this row of properties. The site 
to the west of Pinyons, known as Land West of Pinyons, was recently the subject of 
application 18/02225/OUT which sought consent for the erection of 27 dwellings. 
This application was refused and has not been appealed. This application is 
discussed in greater detail in the appraisal section of the report.  

 
1.05 To the immediate west lies the property of Sharps Hill Oast and beyond that lies the 

property of Bayford House. To the south of the site lies agricultural land in 
association with Oaklands Farm that hosts a small number of buildings including a 
poultry unit. Oaklands Farm has recently been granted consent for an agricultural 
workers dwelling to replace a temporary mobile home under 19/01635/FULL.  

 
1.06 The site is defined on the Sandhurst draft Policies Map of the Council’s Draft Local 

Plan (Regulation 19) for residential development under Policy AL/SA 2. The site is 
provisionally allocated for residential development providing approximately 10-15 
dwellings, of which 40% shall be affordable dwellings.  

 
2.0 PROPOSAL 
 
2.01 The application seeks outline planning permission for the erection of up to 16 

dwellings at the site. The detailed elements of the application include access, 
including the internal road network, with all other matters reserved. As such, the 
plans showing the scale, layout, landscaping, appearance and design of the 
dwellings and units are indicative only at this time. The density of the proposed 
development would be approximately 10.3 dwellings per hectare.  

 
2.02 Vehicular access to the development is proposed to be taken from the north west 

corner of the site via the sites existing access point which is proposed to be widened 
to include a footpath. A pedestrian access is also proposed towards the north east 
corner of the site where a footway is proposed to the east of the site to connect to an 
existing footpath along Queen Street which leads into Sandhurst.  

 
2.03 An indicative site layout has been submitted illustrating a possible layout of the site. 

This shows a mix of detached, semi-detached and bungalow properties all proposed 
to be set back from the sites frontage and Queen Street and set in from the sites east 
boundary and Stream Pit Lane. The existing dwelling at the site along with the 
stables are shown to be removed. The pond in the north east corner is shown to be 
retained along with the majority of boundary trees and planting at the site. An internal 
footpath is also shown to lead to the south and south west of the site, which are 
proposed to be landscaped areas.  

 
2.04 An indicative accommodation schedule has also been provided which provides the 

following indicative mix: 
 

Private Sale Affordable Provision 

2 x four bed detached house 1 x four bed semi-detached house 

2 x three bed detached house 1 x three bed semi-detached house 

2 x three bed semi-detached house 2 x two bed semi-detached house 

4 x two bed semi-detached house 2 x one bed bungalow house 

 
2.05 The indicative plans and details provided indicate that 30 parking spaces would be 

provided including visitor spaces.  
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2.06 The proposal has been significantly amended during the application process. The 
originally submitted scheme sought outline consent for 31 dwellings with access and 
layout detailed.  Amended plans have been submitted, reducing the scheme, and 
the description has been amended to reflect these amendments. Access is also now 
the only detailed element of the proposal.  

 
3.0 SUMMARY INFORMATION 

 Existing Proposed Change (+/-) 

Site Area 1.55ha 1.55ha - 

Land use(s) including floor area(s) Residential/Agriculture Residential - 

No. of residential units 1 16 +15 

 
4.0 PLANNING CONSTRAINTS 

- Agricultural Land Grade 3 (This information is taken from the MAFF 1998 
national survey series at 1:250 000 scale derived from the Provisional 1” to one 
mile ALC maps and is intended for strategic uses. These maps are not 
sufficiently accurate for use in assessment of individual fields or sites and any 
enlargement could be misleading. The maps show Grades 1-5, but grade 3 is not 
subdivided). 

- Area of Outstanding Natural Beauty AONB (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) 

- Outside the Limits to built development (LBD) – Sandhurst LBD boundary to the 
east of the site.  

- Potential Archaeological Importance 
- Potentially Contaminated Land 
- Grade II Listed Building – Bayford House, to the west of the site. (statutory duty 

to preserve or enhance the significance of heritage assets under the Planning 
(Listed Buildings & Conservation Areas) Act 1990) 

- Sandhurst Conservation Ares – approximately 170m to the east of the site. 
(statutory duty to preserve or enhance the significance of heritage assets under 
the Planning (Listed Buildings & Conservation Areas) Act 1990) 

- Non designated heritage asset – Sharps Hill Oast, to the west of the site.  
- Public Right of Way Public Footpath – WC288, Approximately 120m to the west 

of the site. 
- Ancient Woodland - approximately 185m to the west of the site.  

 
5.0 POLICY AND OTHER CONSIDERATIONS 

The National Planning Policy Framework 2019 (NPPF) 
National Planning Practice Guidance (NPPG) 

 
Tunbridge Wells Borough Core Strategy June 2010 

− Core Policy 1 – Delivery of Development 

− Core Policy 3 – Transport Infrastructure 

− Core Policy 4 – Environment 

− Core Policy 5 – Sustainable design and construction 

− Core Policy 6 – Housing Provision 

− Core Policy 14 – Development in the Villages and Rural Areas 
 

Tunbridge Wells Borough Local Plan 2006 

− Policy LBD1 – Development outside the Limits to Built Development 

− Policy EN1 – Development Control Criteria 
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− Policy EN5 – Conservation Areas 

− Policy EN8 – Outdoor Lighting 

− Policy EN10 – Archaeological Sites 

− Policy EN13 – Tree and Woodland Protection 

− Policy EN16 – Protection of groundwater and other watercourses 

− Policy EN18 – Flood Risk 

− Policy EN25 – Development control criteria for all development proposals 
affecting the rural landscape 

− Policy H2 – Small and intermediate sized dwellings 

− Policy R2 – Recreation open space in development of more than 15 bedspaces 

− Policy CS4 – Development contributions to school provision  

− Policy TP4 – Access to the road network 

− Policy TP5 – Vehicle parking standards 

− Policy TP9 – Cycle Parking 
 

Supplementary Planning Documents: 
- Renewable Energy SPD 
- Landscape Character Area Assessment 2018: Hawkhurst Wooded Farmland 
- Recreation and Open Space SPD 
- Affordable Housing SPD 
- Sandhurst Conservation Area Appraisal 

 
Other Documents:  

− Kent Design Guide Review IDN3 Nov 2008 

− High Weald AONB Management Plan 
 

Sandhurst Neighbourhood Plan 
Sandhurst Parish Council applied to Tunbridge Wells Borough Council for the 
designation of a neighbourhood area under The Neighbourhood Planning (General) 
Regulations 2012 (as amended). The area proposed covers the whole of the 
parished area of Sandhurst and is the first step for Sandhurst Parish Council in 
preparing a Neighbourhood Plan. 

 
The application was approved on 19 September 2014.  

 
As the Neighbourhood Plan has not progressed beyond this stage, no weight can be 
given to it in the determination of this application. 

 
6.0 LOCAL REPRESENTATIONS 
 
6.01 Five site notices were displayed around the site on the 11th July 2019 and on the 12th 

November 2020 along with advertisements in in the local press. 
 
6.02 61 responses to the proposal have been received raising the following (summarised) 

concerns and objections: 

- Inappropriate location. 

- Insufficient infrastructure to support the development. 

- Insufficient doctor spaces.  

- Harmful impact upon the AONB. 

- Highway safety issues along a fast and well travelled road.  

- Poor drainage in the area likely worsened by more housing.  

- Harmful impact from increased surface water. 

- Detrimental impact upon wildlife.  
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- Insufficient school spaces. 

- Footpaths unsafe due to speed of the road. 

- No need for additional housing in this area. 

- Loss of rural views. 

- Concerns with security of existing nearby residential properties. 

- Maintenance of the stream. 

- Loss of value to surrounding properties.  

- Noise impact. 

- Not allocated in TWBC Draft Local Plan. 

- Contrary to High Weald Management Plan. 

- Specifically cited in the 2006 Local Plan that Sandhurst is a linear village with a 
distinctive mix of residential and agricultural land, whose character should not be 
altered. 

- Sustainability Appraisals and Options report dated Dec.2017 states 'within the 
High Weald and the rural areas in particular, the medieval pattern of dispersed 
settlement remains even and is a key characteristic of the landscape'. 

- Erroneous statements in the design and heritage statement. 

- Outside the LBD. 

- The dwellings would be clearly visible from the Public Right of Way.  

- The application fails to comply with Local Plan policies EN1, EN8, EN25, H8 and 
TP4.  

- Harmful impact upon residential amenity. 

- No details of lighting have been provided. 

- Harmful impact upon surrounding heritage assets and Conservation Area.  

- Pedestrian safety.  

- One of the oldest houses in the village, Bayford House, would be significantly 
harmed by the development.  

- The only direct bus service is hourly and to Maidstone. 

- Highway assessment submitted shows the development would be dangerous. 

- Impact upon Hawkhurst crossroads.  

- Inadequate sewer system already in the area.  

- Fails to provide net-gain in ecological terms. 

- Benefits of the scheme do not outweigh the harm. 

- APP/M2270/A/13/2198919 for 120 dwellings within the High Weald AONB was 
dismissed at appeal where the Inspector commented that the Council’s HLS 
along with the social and economic benefits did not amount to exceptional 
circumstances. 

- The Inspector for APP/J0405/W/16/3157098 at Land South of the Strand, 
Quainton (East of the Old Police House), Buckinghamshire in the District of 
Aylesbury Vale view was that less than substantial harm would result from the 
proposed development on the Quainton Conservation Area and the benefits 
would not outweigh this harm.  

- No local employment opportunities. 

- Whenever new houses are built residents surrounding residents suffer power 
cuts. 

- Head of TWBC Planning commented that the village would only be asked to 
accept c25 new houses on two or more sites of low density housing.  

- Loss of agricultural land. 

- Fails to meet the requirements of the NPPF. 

- The proposal will not integrate successfully into the landscape. 
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- Paragraph 7.7 of NDP states that 'there is a strong desire to avoid the 
development of large (e.g. 10+ dwellings) housing estates that feel detached from 
the core of the village.' 

- Harmful to the village approach. 

- Archaeological impact. 

- Current government policies on housing are under review as a result of Covid 
and should be considered. 

- In winter without this screening, the development would be more visible. 
 
6.03 Of the 61 responses received 49 of these responses were submitted during the first 

consultation period for the original scheme of 31 units with layout and access 
detailed and prior to the receipt of amended plans and description reducing the 
scheme to up to 16 units with only access detailed.  

 
7.0 CONSULTATIONS 

Sandhurst Parish Council 
7.01 (14/12/20) The Parish Council believes that the proposed development is contrary to 

the interests of local residents and would be detrimental to the landscape of the High 
Weald AONB. Consequently oppose the application in its current form for the 
reasons stated below. 

 
Impact on High Weald AONB: The scale and extent of development within these 
designated areas should be limited, and planning permission should be refused for 
major development other than in exceptional circumstances, and where it can be 
demonstrated that the development is in the public interest. Policy CP14 of the 
Council’s Core Strategy indicates, among other things, that new development will 
generally be restricted to sites within the Limits of Built Development (LBD) of 
villages, and that the countryside will be protected for its own sake and a policy of 
restraint will operate in order to maintain the landscape character and quality of the 
countryside.  
 
It would extend the village envelope into open countryside by linking the C.20th 
estates with the historic buildings of Bayford House (grade II listed) and the 
associated Sharps Hill Oast which currently stand clearly outside the village in a rural 
setting. In doing so, it might also set a precedent for development of other sites 
outside the LBD, leading to incremental expansion of the village in a way 
inappropriate for the AONB. Furthermore, by its nature this development will feel and 
look like a housing estate detached from the core of the village. 
 
Agree with comments from the Conservation Officer “the site is important as part of 
the green entrance to (and exit from) the village, and the experience of this when 
entering the historic core forms part of the significance of the Conservation Area. The 
widening and paving of the access will in [her] view be a significant change to the 
character of the entrance, and hedges will be less substantial and slightly more 
formal than the existing arrangement, and will clearly open it up more”.  
 
Effects on Transport and Highway Safety: Pedestrian access from the development 
is not linked to existing parts of the village community and residents would need to 
walk into the village along the busy A268 on a footpath that does not yet exist (or 
cross the road twice) or if cycling by making a hazardous right turn across the traffic 
where speeds are often excessive. The nearest bus stop for the infrequent local 
services is at the Sponden Lane junction, which has no pedestrian access from the 
site. These factors will tend to encourage the use of motor vehicles for most journeys 
leading to adverse environmental impact. The congestion at the Hawkhurst 



 
Planning Committee Report 
3 February 2021 

 

crossroads is well known and will be further increased by traffic from this 
development. This will be exacerbated by the need for residents to travel to 
Hawkhurst to access key facilities such as doctors’ surgeries which are not available 
in Sandhurst. A significant danger will be introduced by having a large number of 
vehicle movements in and out of the proposed development. 
 
The entrance to the site is just within the village 30 mph area, outside of which is 
national speed limit. On approach from the west, vehicles, including many HGVs, 
come down Megrims Hill at high speed, braking only at the last minute to enter the 30 
mph area. As a result, many are still travelling at much higher speeds well beyond 
the speed limit change, as evidenced by results collected by Speedwatch volunteers 
in Queen Street, some 200m within the limit, and also by the numbers of offenders 
caught by speed camera vans operating in the same area. Vehicles travelling in the 
opposite direction can be observed to accelerate hard as soon as the national speed 
limit sign comes into view and as a result pass the site access point at high speed (in 
many cases more than 60mph). This behaviour presents real dangers for vehicles 
entering the proposed site, especially those approaching from the west, as drivers of 
following vehicles may not expect them to be making the right turn, which will often 
necessitate coming to a halt while awaiting approaching traffic to pass. This problem 
could be alleviated though not eliminated by extending the speed limit further 
westwards, possibly to Silverden Lane, or by introducing a 40mph “buffer” zone on 
the Megrims Hill approach. 
 
Environmental and Wildlife Concerns: The developer’s surveys of wildlife appear 
superficial. The neighbouring area is known to contain significant populations of 
reptiles, amphibians, bats and birds, including some less common species and it is 
likely that the development site is used by many of those. The report by TWBC 
Landscape and Biodiversity Officer in response to the original 2019 application was 
critical in this context. There do not appear to have been any improvements in this 
application. It is inconceivable that replacing such an area with a manicured housing 
estate, even with a token pond, can represent an improvement to biodiversity. 
Further, the area is notable for its nocturnal tranquillity and darkness. The addition of 
so many dwellings is likely to increase the level of light pollution significantly. The 
comments of the Archaeological Officer in respect of possible archaeological heritage 
on site should be noted. 

 
Housing Needs in Tunbridge Wells Borough: If this application were to be approved 
at the proposed level, it would take Sandhurst well above the number of dwellings 
required to fulfil local housing plan commitments and there is no evidence of 
unsatisfied housing need in the village. Although the parish lacks a Neighbourhood 
Plan, the survey of the village, which was intended to lead to such a plan, identified 
that the preference of residents was overwhelmingly for smaller developments in 
different locations around the village. Larger developments were almost unanimously 
opposed. However, a much scaled down and reimagined version of this proposal 
might possibly accord with residents’ preferences. 
 
This proposal was originally conceived against the background of a national housing 
development agenda that was put in place pre-pandemic. The Parish would therefore 
urge TWBC to consider the huge implications the pandemic brings to our society for 
the future, not least the recently raised possibility that the nation’s housing needs 
might be met in different ways such as re-purposing office and other commercial 
premises following the impact of Covid-19 on working practices. Need to question 
what impact this policy move will have on the borough’s plans before committing to 
build more housing in sensitive areas. 
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Plan Detail and Financial Aspects: The layout of the planned estate is essentially a 
truncated version of the previous plan with a similar housing density but occupying 
only the northern part of the site, leaving open the possibility that a later application 
might be made be made to infill the remainder. There is no mention of who will be 
responsible for future maintenance of the open/communal areas. Also, as a square 
layout placed as it is at about 45° to the line of the road it looks like exactly what it is - 
an implant in the landscape out of keeping with the natural development of existing 
settlements. As part of the recovery from the effects of Covid-19, much has been 
said by government about the aspiration to 'build, back, better'. This includes a 
renewed ambition to accelerate towards carbon neutrality well before 2050. There 
appears to be no evidence in this application of any corresponding commitment on 
behalf of the developer. 
 
The KCC Development Contribution letter suggests developer levies of just under 
£70,000, of which over £60,000 would be earmarked for Hawkhurst Primary School, 
some three miles away, while Sandhurst Primary School is within easy walking 
distance of the site. The remaining contributions do not directly benefit Sandhurst, 
the next largest (c. £6,300) being for Cranbrook Hub. No direct financial benefit to 
Sandhurst is proposed. 
 
Conclusion: Even setting aside the longer term effects of the pandemic on housing 
provision policy, there are no discernible benefits to Sandhurst and its residents from 
this development to set against the many negative impacts identified above and in 
the various submissions on the TWBC website. Therefore recommend refusal of the 
application in this form. This does not mean that the Parish are necessarily opposed 
to sympathetic and limited redevelopment of the site on a scale more appropriate to 
the habitat and specific site attributes. 

 
(29/07/19) The Parish Council would like to see this planning application rejected for 
the following reasons: 

• It is an inappropriate development in an AONB. 

• There is no need for this number of houses as TWBC has told SPC 25 new 
dwellings on two sites have already been identified as part of TWBC’s new 
plan. 

• It is an inappropriate development due to its proximity to a listed building. 

• It will have an adverse effect on the landscape and wildlife 
 

Environment Agency 
7.02 (27/11/20) No further comments to make in respect of the proposed development, 

beyond those in our previous letter dated 25th July 2019.  
 

(25/07/19) The proposed development will be acceptable if conditions are included 
on the planning permission’s decision notice. Without these conditions the 
Environment Agency would object to the proposal due to its adverse impact on the 
environment. 

 
Highways England 

7.03 (30/11/20) Offer no objection.  
 

(25/07/20) Referring to the planning application which is in the vicinity of the A21 
around Flimwell (which forms part of the Strategic Road Network), notice is hereby 
given that Highways England’s formal recommendation is: 
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Offer no objection on the basis that Highways England are satisfied that the 
development will not materially affect the safety, reliability and/or operation of the 
strategic road network (the tests set out in DfT Circular 02/2013, particularly 
paragraphs 9 & 10, and DCLG NPPF particularly paragraph 109) in this location and 
its vicinity.  

 
Forestry Commission 

7.04 (18/07/19) Refer to standing advice. Ancient woodlands are irreplaceable. They have 
great value because they have a long history of woodland cover, with many features 
remaining undisturbed. This applies equally to Ancient Semi Natural Woodland 
(ASNW) and Plantations on Ancient Woodland Sites (PAWS) It is Government policy 
to refuse development that will result in the 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” (National 
Planning Policy Framework Paragraph 175c). 

 
Southern Water 

7.05 (30/11/20) The applicant has not stated details of means of disposal of foul drainage 
from the site. Southern Water requires a formal application for a connection to the 
public foul sewer to be made by the applicant or developer. Request that should this 
application receive planning approval a condition is attached requiring details of the 
means of foul and surface water sewerage disposal.  

 
(30/07/19) Southern Water has undertaken a desk study of the impact that the 
additional foul sewerage flows from the proposed development will have on the 
existing public sewer network. This initial study indicates that there is an increased 
risk of flooding unless any required network reinforcement is provided by Southern 
Water. 

 
Any such network reinforcement will be part funded through the New Infrastructure 
Charge with the remainder funded through Southern Water’s Capital Works 
programme. Southern Water and the Developer will need to work together in order to 
review if the delivery of our network reinforcement aligns with the proposed 
occupation of the development, as it will take time to design and deliver any such 
reinforcement. 

 
Southern Water hence requests conditions to be applied.  
 
It may be possible for some initial dwellings to connect pending network 
reinforcement. Southern Water will review and advise on this following consideration 
of the development program and the extent of network reinforcement required. 
 
Southern Water will carry out detailed network modelling as part of this review which 
may require existing flows to be monitored. This will enable us to establish the extent 
of works required (If any) and to design such works in the most economic manner to 
satisfy the needs of existing and future customers. 
 
The planning application form makes reference to drainage using Sustainable Urban 
Drainage Systems (SUDS). Under current legislation and guidance SUDS rely upon 
facilities which are not adoptable by sewerage undertakers. Therefore, the applicant 
will need to ensure that arrangements exist for the long-term maintenance of the 
SUDS facilities. 
 
The application details for this development indicate that the proposed means of 
surface water drainage for the site is via a watercourse. The Council’s technical staff 
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and the relevant authority for land drainage consent should comment on the 
adequacy of the proposals to discharge surface water to the local watercourse. 

 
Kent Police 

7.06 (24/11/20) Kent Police confirm that if the requirements listed below are formally 
secured by Planning Condition then Kent Police have no objection to its approval. 
 
1. Recommend the use of the Secured by Design (SBD) Homes 2019 initiative for 
this proposal. 
2. Perimeter, boundary and divisional treatments including lockable gates, need to 
comply with SBD Homes 2019. 
3. Corner properties require defensible spaces to avoid desire lines that can cause 
conflict. 
4. Parking inc. visitor. To help address vehicle crime, security should be provided for 
Motorbikes, Mopeds, Electric bikes and similar. Ground or wall anchors can help 
provide this. 
5. Lighting. Any lighting plan should be approved by a professional lighting engineer 
(e.g. a Member of the ILP) to help avoid conflict and light pollution. Bollard lighting 
should be avoided, SBD Homes 2019 states: “18.3 Bollard lighting is purely for 
wayfinding and can be easily obscured. It does not project sufficient light at the right 
height making it difficult to recognise facial features and as a result causes an 
increase in the fear of crime. It should be avoided.” Lighting should conform to BS 
5489-1:2020. 
6. Doorsets. Doorsets should be certified to PAS24:2016 for all communal 
entrances/exits, individual front doorsets for each apartment, any easily accessible 
doorsets such as balconies. 
7. Windows. Windows all ground floor and any easily accessible windows (e.g. above 
flat roof porch or door hoods) should be certified to PAS24:2016. Laminated glazing 
is recommended. 
8. Cycle and bin stores should conform to SBD Homes 2019. 
9. Alarms. Installation of security alarm systems or fuse alarm spurs is 
recommended. 
10. If approved, site security is required for the construction phase. There is a duty 
for the principle contractor “to take reasonable steps to prevent access by 
unauthorised persons to the construction site” under the Construction (Design and 
Management) Regulations 2007. The site security should incorporate plant, 
machinery, supplies, tools and other vehicles and be site specific to geography and 
site requirements. 

 
(26/07/19) If this outline application is approved Kent Police strongly request a 
Condition be included to address the points below, show a clear audit trail for Design 
for Crime Prevention and Community Safety and meet our and Local Authority 
statutory duties under Section 17 of the Crime and Disorder Act 1998. 
 
The following issues need to be addressed including: 
 
1. Development layout and permeability. There appears to be a narrow access route 
to the communal gardens between the rear garden boundary of plot 23 and units 26 
and 27. It is unclear if this communal area behind plots 24 and 25 is for their sole 
use. This area should be fenced or redesigned if it is to be a public access route. 
2. Perimeter, boundary and divisional treatments. Side and rear garden 
fencing/walling should be a minimum of 1.8m in height, as per SBD Homes 2019. 
Any arris or other fencing support rails should face into the gardens so that they 
cannot be used as climbing aids. Garden service paths should be gated at their start, 
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as far forward to the building line as possible. Hey should serve no more than 4 
residential units. 
3. Blank gable end walls and other blank boundary walls should be avoided, 
particularly where they adjoin public areas, footpaths and open areas. 
4. Parking inc. visitor. The parking court serving plots 7, 8 and 9 appears to be 
accessed via an undercroft area between plots 8 and 9. Rear parking courts can 
attract all kinds of crime and anti-social behaviour (ASB) and if they cannot be 
designed out, should be gated in line with SBD Homes 2019. Rear parking courts 
should be overlooked from active rooms to provide maximum surveillance 
opportunities. Kent Police appreciate the building types may be indicative at this 
stage, however there appear to be a number of undercroft parking areas and/or car 
barns. Garages offer additional security and protection for vehicles. 
5. Lighting should conform to BS5489-1:2013. 
6. CCTV. 
7. Doorsets and windows should be certified and permanently marked to 
PAS24:2016 as per SBD Homes 2019. 
8. Alarms. 
9. Cycle and bin storage. 
 
A development that achieves SBD accreditation, demonstrates that security has 
been addressed. To meet SBD requirements, doorsets and windows must be tested 
and certified by an SBD recognised third party certification authority e.g. UKAS. 
Approved Document Q building regulations for doorset and window specifications 
only require testing to PAS 24 2016. 

 
Kent Fire and Rescue Service 

7.07 (26/11/20) Kent Fire and Rescue can confirm that on this occasion that the off-site 
access requirements of the Fire & Rescue Service have been met. 

 
Applicants should be aware that in the event of planning permission being granted 
the Fire & Rescue Service would require on-site access requirements to be 
established. 

 
NHS Kent and Medway CCG 

7.08 (25/01/21, verbal comments) as the application is for fewer than 20 dwellings the 
NHS will not be seeking a healthcare contribution, this is in accordance with our 
S106 policy.  

 
KCC Flood and Water Management 

7.09 (12/11/20) KCC have no further comment to make on this proposal and would refer 
you to our previous response on 26 September 2020. 

 
(26/09/19) While the proposal for an 8.3 litres a second discharge for the 100 year 
storm event is acceptable and matches greenfield rates it would appear this rate is 
proposed for all events. 
 
KCC would expect for either a staged discharge to demonstrate that the peak runoff 
rate from the development for the 1 in 1 year and the 30 year events do not exceed 
the equivalent peak greenfield runoff rate. Alternatively KCC would accept a 
proposed discharge rate of 2.6l/s (Qbar) for all rainfall events. This is to ensure no 
increase in discharge rates off-site for lower storm return periods. 
 
Drawing Number 2226-001 showing the existing site elevations indicates a possible 
dry ditch located in the area of dense vegetation in the South east corner of the site. 
KCC would urge this ditch is surveyed further to determine it's full extent and make 



 
Planning Committee Report 
3 February 2021 

 

up and that it is retained and enhanced where possible to ensure that it's functionality 
as a conveyance feature remains. 
 
It is urged that prior to detailed design, ground investigations are undertaken to 
identify if infiltration on site is possible. Should infiltration found to be feasible on site 
this may result in the drainage design being altered and reduce the amount of 
surface water runoff leaving the site. 
 
Should your authority be minded to grant permission for the above development, 
KCC would recommend conditions are attached.   

 
(09/07/19) No surface water drainage strategy has been provided for the proposed 
development. KCC would therefore recommend the application is not determined 
until a complete surface water drainage strategy has been provided for review. 

 
KCC Heritage 

7.10 (24/11/20) The site of proposed development lies close to the alignment of a Roman 
road. Remains associated with the use of this route way may survive in the 
application site. There are also post medieval farms of Sharps Hill and Hugletts and 
remains of agrarian heritage may also survive on site. As such a condition is 
recommended on any forthcoming consent.  

 
(29/07/19) A Heritage Statement is provided as part of the Design & Access 
Statement which gives a detailed examination of the designated heritage assets 
surrounding the proposed development and nearby conservation area at Sandhurst. 
However, there is no assessment of archaeological potential which would be 
preferable. As has been identified above, there is the potential for archaeology dating 
to the Prehistoric and Romano-British periods that could be disturbed by the 
groundworks involved in this development. As such KCC recommend a condition is 
attached.   

 
KCC Economic Contributions 

7.11 (09/11/20) The County Council has assessed the implications of this revised proposal 
in terms of the delivery of its community services and is of the opinion that it will have 
an additional impact on the delivery of its services, which will require mitigation either 
through the direct provision of infrastructure or the payment of an appropriate 
financial contribution: 

 
Primary Education - £4642.00 per dwelling (x13 net) and £ £1160.50 per flat 
(excludes: 1 bed units of less than 56sqm GIA), total £60,346.00, towards the 1FE 
expansion of Hawkhurst Primary School.  
Cranbrook Hub - £419.63 per unit (x15), total £6,294.45, towards the Cranbrook 
Community Hub to accommodate increased demand for Libraries, Adult Learning 
and Social Care generated from the development. 
Youth Service - £65.50 per unit (x15), total £982.50, towards youth provision in 
Hawkhurst/Sandhurst area.  
Social Care - All Homes built as Wheelchair Accessible & Adaptable Dwellings in 
accordance with Building Regs Part M 4 (2). 
Waste - £129.20 per unit (x15), total £1938.00, towards Tunbridge Wells Waste 
Transfer Station.  
 
Broadband – Recommend condition requiring details for the installation of fixed 
telecommunication infrastructure and High Speed Fibre Optic in order to provide high 
quality digital infrastructure in new developments as required by Paragraph 112 
NPPF. 
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(18/07/19) The County Council has assessed the implications of this proposal in 
terms of the delivery of its community services and requested contributions based on 
the original 31 dwellings.  

 
KCC Highways & Transportation 

7.12 (20/01/21) KCC’s would reiterate its previous comments with regard to the likelihood 
of development resulting in additional car borne trips due to the lack of key facilities 
within the village. 

 
Trip generation and Hawkhurst crossroads : The applicant has agreed to mitigation in 
response to the impact on the local highway network in the form of a £1,000 per 
dwelling contribution to bus services to benefit future residents and promote 
sustainable choices at the site (see Hawkhurst Business Case for New Bus Services 
document). This approach and the very small increase in trips through the Hawkhurst 
junction, at worse case 6 trips in each of the peak hours, is not contrary to the 
guidance in paragraphs 108 and 109 of the NPPF. 

 
Visibility splays: The calculation has not been made available. In particular it is not 
clear as to whether the quoted 85th percentile speeds of 38.9 mph and 40.2mph are 
recorded speeds or wet weather adjusted speeds. In keeping with guidance 
contained in CA185, KCC now employs dry weather speeds for the calculation of 
visibility splays and the submitted plan predates this guidance of Nov 2019. However 
the TS refers to available longer splays of 2.4m x 125m in both directions and in the 
interest of expediency, KCC would recommend a condition to cover these longer 
splays. 

 
The access arrangements proposed: On the vehicular access parameters plan refer 
to an unnumbered Stantec Plan which is now included in the TS. It is recommended 
that these amendments are covered by condition with reference to the Stantec plan 
006 C.  
 
Public transport accessibility and access to the farm: The TS refers, plan 008 
demonstrates the pedestrian desire line to the west. On a number of previous 
occasions KCC has set out sound reasons supported by the NPPF for improvement 
of pedestrian infrastructure in this direction, together with upgrading of the 
infrastructure at the two bus stops, which KCC Public Transport Team consider will 
serve the site. Highway land is available to deliver improvements and these two bus 
stops are currently on a hail and ride basis and would benefit from formalisation. In 
addition, given existing speeds of approaching traffic the reinforcement of the 
gateway is recommended to send appropriate signals to drivers. If the LPA does not 
support this extended provision, the highway authority must advise that as a 
minimum, in the interest of highway safety, there is a need for provision at the 
entrance to the site to accommodate pedestrian movement to the west, in the form of 
safe pedestrian provision from which pedestrians can cross the A268. This is 
standard good design and this matter will need to be addressed as part of the S.278 
agreement. KCC would recommend it is covered by condition at this stage. 
 
Internal Arrangements: The applicant has confirmed that the development will remain 
private. However although an indicative layout has been provided, the TS does not 
provided any swept path analysis to demonstrate that layout can satisfactorily 
accommodate the 11.4m refuse vehicle which the highway authority employs for 
design purposes. This matter must therefore be addressed within the reserved 
matters application. 
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Recommend conditions to address the above matters.  
 
(05/01/21) Over the last year the highway authority has been contacted by the 
highway consultant on a number of occasions and a number of additional plans have 
been considered. In the interest of transparency the highway authority would 
recommend that an addendum TA is submitted to reflect these discussions. 

 
However in the interest of expediency, at this stage the highway authority can update 
you as follows: 

 
1. With regard to strategic matters KCC has previously advised (9/8/19) 'With regard 
to strategic matters, in general as part of a plan led approach KCC has considered 
that sites in Sandhurst are likely to result in additional car borne trips due to the lack 
of key facilities within the village and the TS acknowledges that residents will be 
reliant on facilities in Hawkhurst.’ 
 
2. With regard to the impact at Hawkhurst crossroads the highway authority 
previously stated (9/8/19) 'As the proposal will have implications for the signalled 
junction in Hawkhurst, a contribution to the proposed public transport improvements 
in Hawkhurst and surrounds is therefore considered appropriate and the highway 
authority would refer you to the KCC Business case for Bus Service Improvement in 
Hawkhurst. A contribution of £1,000 per unit is in keeping with other development 
contributions.'  
 
3. The highway authority understands that as the site opposite did not receive 
planning permission and has not been the subject of an appeal, this current 
application will not be required to take the earlier proposal opposite into account.  
 
4. Additional swept path analysis has been provided including a revised plan Stantec 
006C and the highway authority has advised that the arrangements are ‘considered 
acceptable coupled with measures to reinforce the 30mph speed limit, through 
improved signals to drivers. This matter has been previously raised throughout 
KCC’s formal comments and would refer you to request for the reinforcement of the 
gateway and provision of the footway to the west along the frontage of the site. Any 
arrangements will be subject to the RSA stage 2/ 3 process in due course.’ 
 
5. An additional plan showing the proposed footway to the south has also been 
provided (Stantec 5501-009) which the highway authority discussed with the 
Agreements Team and advised the consultant (13/10/20) that ‘whilst additional 
details will be required in due course regarding support/regrading of the bank, the 
highway authority are advised that the proposal is now adequate to indicate provision 
of a footway, for planning purposes. 
 
6. It is considered that a number of issues remain outstanding. These include the 
reinforcement of the gateway, the provision of a footway to the west to link the site 
with the nearest bus stops and farm shop and improvement of infrastructure at these 
bus stops. The highway authority would continue to recommend that the 
development should address these matters to promote sustainable choices and send 
appropriate signals to drivers and would welcome the opportunity to discuss further 
with yourselves. It is noted that the development at L/W of Pinyons for 27 units was 
in discussion with the highway authority to bring forward some of these 
improvements. 
 
7. It was previously noted that the larger development was proposed to remain 
private and the highway authority would appreciate confirmation that this is still the 
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case. If so the developer should serve notice under S.31 of the Highways Act 1980 
declaring that the streets are to be privately maintainable. 

 
(18/12/19) It is evident that the Technical Note aims to justify the earlier submission 
but has not addressed previous concerns.  
 
Therefore at this stage the highway authority would raise a holding objection similar 
to that TWBC used at the site opposite (18/02225).  
 
(09/08/19) With regard to strategic matters, in general as part of a plan led approach 
KCC has considered that sites in Sandhurst are likely to result in additional car borne 
trips due to the lack of key facilities within the village and the TS acknowledges that 
residents will be reliant on facilities in Hawkhurst. 

 
As the proposal will have implications for the signalled junction in Hawkhurst, a 
contribution to the proposed public transport improvements in Hawkhurst and 
surrounds is therefore considered appropriate and KCC would refer you to the KCC 
Business case for Bus Service Improvement in Hawkhurst. A contribution of £1,000 
per unit is in keeping with other development contributions. 
 
With regard to detail KCC would offer the following additional comments: 

• The applicant didn’t engage in pre-application discussion with the highway 
authority but has made some reference to KCC comments on the site 
opposite at L/A Pinyons(TW/18/02225) although the submitted plan doesn’t 
show the proposed access to the site opposite. From a highway planning 
viewpoint it would seem prudent for these two development sites to work 
together to ensure that any approved highway arrangements can 
accommodate both access points, if at all possible. 

• As approaching speeds are high, the highway authority considers that 
gateway features should be reinforced to alert drivers of the change in driving 
environment. 

• The assessment of visibility splays should also demonstrate forward and 
following visibility for a vehicle turning right into the site and the plans should 
identify the position of the gateway and address the dip in the carriageway as 
it would appear these features may have an impact on the forward visibility for 
a following vehicle. 

• The highway authority expects any development to ensure that residents can 
use sustainable modes wherever possible. Whilst the proposals include 
provision of a 1.8m footway from the eastern end of the site to link with 
existing footway to the east, it would appear that this may require works to an 
existing third party bank and further details are requested to ensure that this 
is deliverable. Additional info/revisions are therefore necessary to 
demonstrate that the site can provide sustainable choices. 

• In addition KCC PT team have identified necessary improvement to upgrade 
the nearest bus stops to the west from the current hail and ride basis, in order 
to serve the site. (The cost of the infrastructure at the bus stop could be met 
out of the above mentioned contribution to public transport).  

• It would appear that the additional works described above (links to the bus 
stop and across the frontage) could be carried out within the boundary of the 
site or highway land. 

• The swept path analysis should also demonstrate that the vehicle can enter 
and leave the site from all directions without the need to cross the centre line 
of the main road and also pass a vehicle at the entrance to the site. Revisions 
are required. 
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• The access arrangements and all works to the highway including the 
improvements discussed above should be supported by RSA stage 1 prior to 
the grant of planning permission. 

• KCC note that the development is proposed to remain private but would 
advise that a number of revisions would be required to achieve adoptable 
standards.  

 
Environmental Protection 

7.13 (20/11/20) No additional comments to make in respect of this additional information. 
Raise no objection to this application. 

 
(11/07/19) No objection subject to conditions.  

 
TWBC Landscape and Biodiversity Officer 

7.14 (14/12/20) The change of note is the number of dwellings reduced from 31 to 16. 
 

A suite of ecology documents have been submitted but there is no information on 
what if anything has been updated from what has previously been seen. It does not 
yet address biodiversity net gain. It has been assumed that that the position is as 
before in that the matters can in general be dealt with by condition. However, there is 
some caution as a number of surveys are now dated and if the mater is dealt with by 
condition updated surveys for bats should be carried out before any works including 
demolition takes place. 

 
Whilst the net gain information has not been provided the design has changed 
considerably with a greatly reduced developable area so that there is now a good 
chance that net gain can be achieved on site such that this matter can be dealt with 
under reserved matters/condition. 

 
The Landscape and Visual Assessment (LVIA) statement by Hill-Woods and Co. is 
dated October 2020 is an update of the September 2019 version previously 
reviewed. Unfortunately there is no response to previous comments or an 
explanation of the changes it contains. It remains essentially a visual assessment 
and has been updated to reflect the new layout. Consequently it does not address or 
respond to the Borough Landscape Character Assessment or the AONB 
Management Plan. 

 
The reduction in numbers and the reduction in the developable area go a long way to 
overcome concerns.  The retention of the “orthogonal layout” remains a concern but 
as this is now an outline matter it can be dealt with under reserved matters. 
 
Owing to the changes in layout and reduction in areas and numbers it is considered 
that this now has the possibility of being an acceptable scheme.  This will of course 
depend upon the details submitted under reserved matters/conditions and it should 
be made clear that the current layout is not acceptable and that further work is 
required in terms of design and ecology in order to achieve the high quality of design 
required in the AONB. 

 
(25/10/19) Thank you for forwarding a new package of information on 07 October 
2019 for the above scheme.  
 
The additional information submitted to address my comments from July is still 
lacking in conviction and remains incomplete. Notably there has been no iteration 
between further studies and the proposal. Whilst some matters of ecology have been 
addressed the key matter of biodiversity net gain has not. It remains a concern, 
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noting the AONB location, that the site layout does not respect the character of the 
area or respond well to the site and not withstanding the ‘non-major’ status (in 
respect of Paragraph 172 of the NPPF) of the proposal would argue that it is simply 
not good enough to support. The landscape and visual harm is a result of the poor 
relationship with the retained stream and pond with no clear vision for this area, the 
orthogonal layout which does not respond to settlement pattern and the development 
on the south western plot which intrudes into the landscape and views. These cannot 
be overcome by conditions and the proposal would not in my view conserve and 
enhance the AONB. 
 
If after taking all matters into account you are minded to approve the scheme 
conditions would be recommended to cover design details, landscaping, ecological 
mitigation, biodiversity net gain and the long term management of the retained 
landscape features through a Landscape and Ecological Management Plan (LEMP). 

 
(16/07/19) The site is in the AONB adjacent to the existing limits to built development 
of a lower tier settlement. Some further thought needs to be given as to whether this 
is major development or not in the context of para 172 of the NPPF. 
 
This plot was largely altered in the 1950’s or 1960’s with only the roadside boundary 
being retained from the 1st edition OS mapping. The existing house on site appears 
to have originated from the 1920’s with a relatively limited curtilage but using the 
same access that exists today. There is a good and dense belt of trees to the 
northern and eastern boundaries with a particularly strong grouping in the south east 
corner. There is a spring and pond on the eastern side with the water running from 
south to north with the pond in the north east corner. 
 
The pond is of modern construction (1997) following a retrospective planning 
application. It should be subject to various controls of the EA including impounding, 
abstraction licences and the consent for affecting a water course. On line ponds, are 
these days likely to be refused as they have an adverse effect on the water course 
and restrict natural geomorphology.  
 
The property fronts the A268 and has dense modern residential development to the 
east (screened by a strong overgrown hedgerow), and rural scattered development 
(including a listed building) to the west with agricultural land lying to the south. A 
public right of way passes parallel to the site to the west.  
 
The land appears to be largely agricultural but since 2000 areas of hardstanding and 
ancillary buildings have appeared and management of some areas appears to have 
ceased so that scrub and trees have spread. The land has a northerly aspect with a 
fall of more than 5m (1:10) across the site. The existing dwelling and stables are to 
be demolished. 
 
The character of the land surrounding the existing dwelling is influenced by adjacent 
land uses and the current lack of management but overall it appears as a rural 
property in a rural setting. The inclusion of the existing property and residential 
curtilage does afford some opportunity for redevelopment and the specific layout and 
relationship to the surrounding land serve to encourage expansion of the developable 
area. However it appears that the developable area is limited by the rural aspects to 
the south and south west, the pond and water course and the extent of tree 
coverage. As to how the applicant as arrived at the proposed developable area is not 
clear.  In particular the application is not supported by a robust landscape appraisal 
which for a major development in the AONB is surprising and should have been 
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prepared in order to inform the development. As a consequence statements such as 
the scheme offers a landscape “betterment” are not supported by the evidence. 
 
Design and Access Statement: There is an assumption that this is a “natural part of 
the village envelope” (page 5) but conversely it might be seen as an area of transition 
between the dense built form of the village and loose knit rural properties. 
 
There is the suggestion that the courtyard at the entrance is representative of a 
farmstead typology but there is little information to underpin this argument and 
reading of the plan information suggests that this has not been successful as it has 
more of the appearance of a parking court for a modern housing estate. There is the 
suggestion that the relationship to surrounding countryside is carefully considered but 
again there is limited evidence to support this. The south west corner, the area 
closest to open countryside appears to have no buffer or transitory boundary and is 
likely to require a close board fence. In most places the development turns its back 
on retained trees and vegetation and so there is no clear relationship between the 
two or clear function. 
 
Most trees and the pond are retained but it is not clear who they will belong to or who 
will maintain them. There are likely to be conflicting arguments for keeping or 
removing the pond - existing biodiversity value versus landscape restoration and 
natural functioning of the water course. It is noted that the comments of KCC on the 
lack of a surface water scheme and this adds to considerations on the possible future 
of the pond. Surface water features for SuDS are preferred but other than the 
existing pond there is no provision for this within the scheme.  
 
Some visual 3D views are provided and are indicative of a respectful and high quality 
development in terms of building typology and materials but are of course only 
illustrative. However taking note of the falls across the site there is some doubt that 
the layout will appear like this as no levels are given. 
 
There are four ecological reports not one of which has any reference to a specific 
development plan and so it is not certain that the actual nature, scale and impact of 
the scheme has been understood or assessed. The reports do not cover the whole of 
the development site leaving out the existing building and garden areas and do not 
consider the impact of the direct loss of semi improved grassland or trees or the 
indirect effects on retained broadleaved woodland. The author seems unaware of the 
requirement to achieve no net loss to biodiversity and views expressed that “habitat 
enhancements protected species and other local wildlife are likely to benefit from the 
proposed works” are not supported by the evidence. Applying the DEFRA metric this 
scheme is in my view likely to predict a net loss to biodiversity. 
 
There are some shortcomings with the surveys and reports: 
 
Dormouse are recorded in the area but are not discussed further. It is noted that the 
woodland is well connected to wider countryside and so it may not be possible to rule 
out dormice being present. 
 
There is no assessment for bats of the building to be demolished. 
 
The habits and features on site, the location and records indicate that bats are likely 
to be present and may forage over the site. An activity survey is therefore a likely 
recommendation. 
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The list of botanical species is rather short and the actual date of the survey is not 
given and there is no consideration given to overall or localised species richness. It is 
likely that a more thorough botanical survey would be recommended. 
 
Although there is the eDNA test for newts there is no further discussion or 
explanation of the ecological value of the existing water body or spring or what effect 
development will have. 
 
Consequently whilst it can be seen that there is some development potential on this 
site the application, even for an outline application, is underdeveloped and in some 
cases incomplete to enable all material matters (e.g. landscape, ecology, levels) to 
be properly considered in a nationally important landscape. Furthermore, on the 
basis of what has been submitted that are matters such as elements of poor design, 
likely ecological impacts and landscape harm that individually and collectively are 
sufficient to warrant a refusal. The TWBC Landscape and Biodiversity cannot 
therefore support this application in its current form. 

 
TWBC Conservation Officer 

7.15 (18/11/20) The proposal now includes only details of the access, and reserves all 
other matters, including layout. There are, however, parameter plans and an 
illustrative layout.  

 
Heritage: The same comments that previously provided for the first submission 
remain the same, based on the location, widening of access, and indicative plans. 
Less than substantial harm would be caused, on the lower end of the scale, and this 
is mainly due to the potential to screen the site (though this does not form a 
justification for causing harm) and the perception of it being a potential infill, though 
probably the last that the village could be capable of accommodating. Less than 
substantial harm is likely to be caused to Sharps Hill Oast as a non-designated 
heritage asset. 
 
Design: Again, the same concerns that raised in response to the first submission 
stand, in that the development has few links with the rest of the village (although the 
pedestrian link is welcome) and would result in a series of cul de sacs. It is 
recognised that the constraints of the site necessitate this, but this is unfortunate. 

 
Firstly, a resubmission seems a good opportunity to assess the proposals, even if 
only illustrative, against the High Weald Design Guide, and this does not appear to 
be the case, nor has an amended design and access statement been provided. The 
illustrative layout appears to respond purely to the constraints of the site and has no 
relationship with the existing grain. 
 
There appears to be a better relationship with the pond and there are some positive 
aspects of the illustrative layout and development parameter plan, including the 
manner in which the houses address pedestrian and vehicular routes. The pedestrian 
permeability of the site is very welcome. However, the Conservation Officer is not 
convinced with the green spaces as laid out - the main space may work well as it is 
adjacent to the wildlife habitat bordering the site, but otherwise it is quite hidden and 
unsure how well it will be used - it also mainly will serve just the development itself 
and it doesn't appear large enough to be a destination, to have to find it if you are 
walking from the village. This space may be better at the front of the site, particularly 
as the incidental communal garden space behind the FOGs is unconvincing and 
there may not be much to interact with or an inviting, quality space if the 
garage/apartments back on to it and it is an irregular shape. These comments are all 
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subject to the views of the Landscape and Biodiversity Officer and it is appreciated 
there are a number of constraints. 
 
The parking generally will need revisiting as there are a number of awkward 
arrangements - the amount of tandem parking that doesn't seem necessary, the 
staggered parking for 15 and 16, grouping detached house's spaces with each other, 
and the distance between the houses and parking spaces for Nos. 7 and 8. Finally, 
the LPA will need to be convinced about the quality of space within the FOG 
courtyard, particularly as rear gardens will border it. 

 
(18/07/19) This application follows pre-application advice and the Conservation 
Officers comments at that time are repeated in the current application's design and 
access/heritage statement.  

 
There are three heritage assets that would be affected, and the statement within the 
pre-app falls short in identifying what contribution the site makes towards the 
significance of the heritage assets, and how this would be affected by the 
development. This needs to be considered in accordance with Paragraph 129 of the 
NPPF. At the moment, the statement relies heavily just on the development being 
well screened and hidden. It will be apparent that there is a development of this size 
no matter how much it is screened, given the increased activity and inevitable 
hardening of landscaping. A heritage statement therefore would need to consider not 
just visual impact and proximity of heritage assets, but how the site does actually 
contribute to the different ways that the heritage assets are experienced. 

 
The mid-19th century Sharps Hill Oast is considered to be a non-designated heritage 
asset, probably serving the owners of the listed Bayford House, and therefore there 
will be a small impact on its isolated setting, but as it was not part of a more formal 
historic farmstead (and is not noted as such on the HER) it is concluded that the 
harm would be minimal. 
 
The grade II listed Bayford House relates more to the rural agricultural setting of the 
settlement, set away from the village with its oast. Further infill development next to 
the 1950s estates would therefore have an impact on this setting by bringing the built 
limits of the village closer to it, but this is less than substantial harm. 
 
The Sandhurst Conservation Area boundary includes the historic settlement, which 
was extended to the west with housing developments in the 1950s. The proposed 
development is likely to be perceived as a natural infill with the limits of the 
development remaining at the oast, and therefore whilst there will be harm it is less 
than substantial harm (notwithstanding the nature of the harm that could be caused 
to the listed building and the oast). 
 
It is regrettable that the development would be inward-looking and therefore it 
appears, at the moment, not integrated into the community or landscape other than 
through the proposed footpath to the front (which is welcome). A series of cul de sacs 
leading to the village would therefore be the result, and development to the front of 
the site may well be more appropriate than hiding it to the rear. However, the pond 
limits this and there are few opportunities to otherwise change the layout to be more 
legible with the potential for connection of roads to the development to the west being 
limited by land ownership as well. It is also noted that the intention to integrate the 
development with features and materials which reflect the local vernacular, which is 
supported in general given the limited palette of Sandhurst (in particular the 
prevalence of white timber weatherboarding. 
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The design and access statement does include a heritage statement but it remains 
very brief and does not rigorously assess the settings of each asset as should be 
done in order to meet the requirements of Paragraph 189 of the NPPF. It refers to 
GPA3 but there is only a minor reference to the themes within it. However, it is also 
clear, from the statement, how the design responds to its context and this includes 
the historic grain of the area and setting of the Conservation Area and other heritage 
assets. Therefore, it is concluded that a minor amount of less than substantial harm 
would be caused to the Conservation Area, the listed building and the 
non-designated heritage assets, thanks to the perception of natural infill, the intended 
landscaping, and the intended references to local distinctiveness. 

 
TWBC - Parking Services 

7.16 (18/11/20) Parking Services have no comment to make on this application. 
 

(18/07/19) Parking Services have no comment to make on this application.  
 

TWBC Tree Officer 
7.17 (15/12/20) Having reviewed the revised Tree Protection Plan (no. DKS/704(1)), there 

are some improvements on the original scheme, in particular reduced impacts on oak 
T31 and alder T27 and greater distance between the roadside woodland and 
northern-most plots. Significant arboricultural impacts related to the proposed 
vehicular access and pedestrian link are similar, and could be managed. 

 
The only outstanding concern is the proposed landscaping on the eastern boundary, 
adjacent to the existing pond. Whilst most of the willows and other trees shown for 
removal here are, as individuals, of limited amenity value, some have woodpecker 
holes and other features of ecological interest which should be retained. It is clear 
that replacement planting proposed for this area is not commensurate with what 
would be removed, as the land south of the pond is to be maintained as ‘public open 
space’. Raise concerns that this use would break the habitat linkage between the 
pond/roadside woodland and vegetation to the south. Loss of this corridor must be 
weighed against the benefit of the proposed open space.  

 
(25/07/19) Raise several concerns/queries with the detail: 

• Oak T31 is shown within the rear garden of plot 10 and overtops most of that 
garden. This is one of the better specimens on the site and its long-term retention 
is desirable, but will come under foreseeable pressure from future occupants in 
this location. Also object to the removal of T32, which is growing as a single 
crown with T31 and will not offer much to the development if removed. 

• Similarly, alder T27 overhangs the rear garden of plot 11 by nearly 10m, and is 
growing due south of the proposed dwelling. This is a category A tree and should 
be protected from future pressure. 

• The loss of oaks T18, T20 and T9 and alder T24 within the interior of the site 
would be unfortunate, as these trees have material amenity or nature 
conservation value and have long-term potential under the current land use. 
However, their value is not sufficient to insist on their incorporation into the 
layout. 

• A number of willows and other trees on the east and south-east boundaries are 
shown for removal or monolithing, including T11, T12, T14, T15, T25, T26 and 
T30, with the northern end of this area marked as public open space. It is unclear 
to what extent the south-east corner of the site will be accessible, but a number 
of habitat improvements are shown including log piles and bat boxes. Whilst the 
removal of those trees individually may not be objectionable, the retention of 
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trees in this area (especially those with woodpecker holes and structural defects) 
should be encouraged if this area is to be retained as wildlife habitat. 

• Plots 20 and 26+27, and the garage for plot 30, are very close to the woodland 
along Queen Street. Many of the woodland edge trees are unlikely to have 
reached their ultimate crown spread and will likely come under pressure to keep 
crowns clear of the buildings and rear gardens. 

 
Raise no issue with the proposed vehicular access, pedestrian access or removal 
of the many small ornamental or self-sown trees throughout the site. 

 
TWBC Client Services 

7.18 (09/07/19) Each property will require the developer or their client to purchase bins 
from TWBC, boxes are currently free of charge. Containers are to be presented for 
collection at boundary of the property adjacent to the road where vehicle collects. 
Garden waste collection will be an opt in service as required by individual occupiers. 
Food caddies will be supplied. 

 
TWBC Planning Policy 

7.19 (27/11/20) The layout and quantum is an improvement over earlier proposals for the 
site and more in line with landscape advice sought from landscape consultants to 
inform the emerging Pre-Submission Local Plan.  
Emerging policy in relation to the site sets out that the setting of the settlement 
character, Bayford House, Sharps Hill Oast and the Sandhurst Village Conservation 
Area shall be maintained, including through the layout and design of the development 
being informed by a landscape and visual impact assessment and heritage 
assessment.  
 
Consideration has been given to the proposed mix of units and a good mix of units is 
provided, including a significant proportion of smaller units including one and two bed 
units. Six of the 16 units proposed are to be affordable housing – this is a little below 
the emerging Local Plan affordable housing policy which seeks 40% affordable 
housing. In order to comply with emerging policy an additional unit of affordable 
housing should be provided. It is recommended that you engage with the Housing 
Register and Development Manager to establish whether the affordable housing mix 
and tenure are suitable. 
 
The proposed parking provision accords with Draft Local Plan policy on parking 
standards. 
 
Finally emerging policy identifies that regard shall be given to existing hedgerows 
and mature trees on site, with the layout and design of the development protecting 
those of most amenity value, as informed by an arboricultural survey and landscape 
and visual impact assessment. Any trees removed as part of the vehicular access 
should be replaced along the northern site boundary.  

 
TWBC Housing Officer 

7.20 (11/01/21) The indicative affordable housing mix is acceptable and will assist in 
meeting the housing need for affordable housing in Sandhurst. The homes should be 
built to meet Part M4(2) of the Building Regulations, (wheelchair accessible). In 
addition one of the homes should be built to Part M4(3), (adapted for a wheelchair 
user). Given that there are two, one bed bungalows then it would be sensible that the 
unit built to this standard is a bungalow. The affordable housing should be secured 
via a Section 106 (Planning Obligation) Agreement. 

 
TWBC Planning Environmental Officer 
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7.21 (13/01/21) This application meets the threshold detailed within the Renewable 
Energy SPD to first reduce and then offset 10% of side wide carbon emissions 
through the use of renewable energy generating technology.  

 
There is currently no information with the application that explains how this target will 
be met. An Energy Strategy Report will be required to provide this detail. The 
applicant is also encouraged to review the current Energy Position Statement and 
SPD Update which explains the more ambitious energy targets that have been 
incorporating into the Pre Submission Local Plan in line with the Borough’s 
commitment to achieve Net Zero emissions by 2030. 

 
This application cannot be fully assessed until this information is provided. Should 
the applicant wish to provide this information at the detailed design stage, it is 
recommended that the general sustainability conditions are applied to this outline 
application.  

 
CPRE Kent 

7.22 (07/12/20) The revised proposal for the site is based on reducing the number of 
houses by almost half. The land is outside the LBD and in the AONB. It is the view of 
CPRE that any such land sacrificed to housing, if unavoidable, must be used 
efficiently, both in terms of the density of housing and the provision of the top priority 
affordable housing. The revised proposal is completely inefficient in both terms. The 
overall density is almost halved – this means that to achieve the Borough’s housing 
target another portion of land, almost equal to the developed area here and inevitably 
greenfield, will need to be sacrificed. This would be a shocking waste. The reduction 
of the number of affordable homes is also a serious weakness in the revised 
proposal. CPRE recognises that meeting the Borough’s housing target requires some 
sacrifice of greenfield land. Urge TWBC in this and other cases to ensure that a 
density of at least 30-35 per hectare be achieved. This is perfectly achievable with 
the help of higher density of affordable housing. 

 
(24/07/19) CPRE Kent’s Tunbridge Wells committee objects to this application for a 
major development in the AONB, outside the Limits to Built Development of a small 
village. While it is recognised that the site adjoins the LBD, CPRE do not agree with 
the applicant’s statement that this large addition to Sandhurst represents a ‘minor 
form of “infill” development within/adjacent to the village’. Nor is it considered that this 
development protects and enhances the AONB, or that a sufficiently robust case has 
been made on grounds of need for a development of this size in this part of the 
AONB. The application does not show that this number of houses is required at 
Sandhurst, nor does it show that brown field and infill sites within the LBD are 
unavailable to meet housing needs in Sandhurst. 
 
That said, the proposed housing mix appears better than many applications CPRE 
have seen and the site’s position adjoining the LBD, with footpath/footway access to 
the village is in its favour. 
 
Agree with the comments made by the Council’s Landscape and Biodiversity Officer. 
 
Also note that the proposal has, under pressure from the Council, been changed 
twice to increase the density. The Council has been pressing for 30-40 dwellings per 
hectare, which is the minimum necessary to avoid unnecessary loss of greenfield 
land to meet the Government’s housing targets, and this version still falls short on 
that: 31 dwellings on 1.5 hectares is not numerically high, and without information on 
how many hectares the “developable” part of the site consists of it is difficult to 
assess whether the proposed development complies with the density requirements of 
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Paragraphs 122 and 123 of the NPPF. If the Council is minded to approve this 
application, it should insist on its density requirements being met. 

 
High Weald Joint Advisory Committee 

7.23 (05/08/19) In summary, the High Weald AONB Unit objects to this proposal on the 
grounds that it would conflict with the historic settlement pattern of the dispersed 
settlement around Sandhurst and that of the village itself. Its design and layout would 
not therefore conserve and enhance the AONB contrary to the NPPF paragraph 172 
and High Weald AONB Management Plan objectives S2 and S3. 

 
Weald of Kent Protection Society 

7.24 (10/08/19) WKPS objects to this application on the following grounds: 
1. Harmful impact on the AONB and therefore contrary to the robust protection given 
to the AONB in the revised NPPF. The TWBC Landscape Officer has pointed out that 
'the application is not supported by a robust landscape appraisal which for a major 
development in the AONB is surprising and should have been prepared in order to 
inform the development. As a consequence statements such as the scheme offers a 
landscape “betterment” are not supported by the evidence’. WKPS endorses this 
view. 
2. Site not identified in the Call for Sites and not included in the TWBC Local Plan 
2019 which has identified 2 sites (25 houses) in Sandhurst. 
3. Outside the LBD. 
4. This is not a small infill development, as it is described, but a large development 
which would change the character of this small, scattered village. 
5. Housing need for such a large development in Sandhurst has not been 
established. 

 
8.0 APPLICANT’S SUPPORTING COMMENTS 
 
8.01 Consider that the proposal substantially accords with the Core Planning Principles 

set out in the NPPF. Whilst there would be some minor impact that arise from the 
loss of countryside/agriculture, the impact upon the landscape and impact upon the 
local road network, the scheme can be designed and delivered in a manner that 
would largely mitigate any such significant or adverse impacts and effective 
mitigation can be applied, furthermore the scheme would lead to a visual betterment 
of the landscape and deliver economic benefits. 

 
9.0 BACKGROUND PAPERS AND PLANS 

Design, Heritage & Access Statement (November 2020) 
Landscape and Visual Assessment - Part 1 (October 2020) 
Landscape and Visual Assessment - Part 2 (October 2020) 
Preliminary Ecological Appraisal - 6379 
Reptile Survey Report 
eDNA Analysis Report 
Bat Scoping Survey 
Bat Emergence Survey 
Drainage Strategy – 3268 – P02 (January 2021) 
DKS/704(1) - Tree Protection Plan 
DKS/704(1) - Revised Phase 2 Tree Survey and Report 
46092/5502 Rev AA - Transport Statement (January 2021) 
0254/19/B/20A - Landscape Strategy 
2226-01 - Existing Site & Location Plan 
2226-010 rev L - Indicative Accommodation Schedule to Illustrative Layout 
2226-100M - Illustrative Layout Plan 
2226-101M - Development Parameters Plan 
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2226-102M - Tree Plan 
2226-103M - Pedestrian Access Parameters Plan 
2226-104M - Vehicular Access Parameters Plan 
2226 - 3D Views Illustrative 

 
10.0 APPRAISAL 

Background Information 
10.01 The proposal has been significantly amended during the application process. The 

originally submitted scheme sought outline consent for 31 dwellings with access and 
layout detailed and included built form in the south west of the site. Amended plans 
have been submitted, reducing the scheme, now seeking outline consent for up to 16 
dwellings with only access details. The description has been amended to reflect 
these amendments. Layout is no longer detailed or fixed under this application. This 
reduced scheme also notably reduces the amount of the site and areas proposed to 
be developed upon and contain built form. This includes the removal of built form in 
the south west of the site and is shown on the submitted parameter plan.  

 
10.02 An application (18/02225/OUT) was recently refused at a site on the opposite side of 

Queen Street to the north west of the application site at a site known as Land West of 
Pinyons. This application sought outline consent with access detailed for the erection 
of 27 dwellings. This application was refused under delegated powers for the 
following reasons:  

 
(1) The development would cause significant harm to the rural character of the area, 
would have more than a minimal impact on the landscape character of the locality, 
would have a detrimental impact on the landscape setting of Sandhurst and would 
fail to conserve and enhance the special character of the High Weald Area of 
Outstanding Natural Beauty. It is therefore contrary to Policies LBD1, EN1 and EN25 
of the Tunbridge Wells Borough Local Plan 2006, Core Policies 4 and 14 of the 
Tunbridge Wells Borough Core Strategy 2010, the aims and objectives of the 
Borough Landscape Character Area Assessment 2002: Second Edition and the 
National Planning Policy Framework 2018.  

 
(2) The proposal would not preserve or enhance the setting of the Sandhurst 
Conservation Area and would harm the setting of nearby listed buildings. It is not 
considered that there are public benefits, or any other material considerations, that 
outweigh this harm. The proposal is thus contrary to saved policies EN1 and EN5 of 
the Tunbridge Wells Borough Local Plan 2006, Core Policies 4 and 5 of the 
Tunbridge Wells Borough Core Strategy 2010, the National Planning Policy 
Framework 2018 and to advice given in the Planning Practice Guidance. 

 
(3) There is insufficient information within the application to demonstrate that safe 
and suitable access to the site can be achieved for all users. It has also failed to 
demonstrate that significant impacts from the development on the transport network 
(in terms of capacity and congestion) can be cost effectively mitigated to an 
acceptable degree. It is thereby in conflict with Part 9 of the National Planning Policy 
Framework 2018, and saved policy TP4 of the Tunbridge Wells Local Plan 2006.  

 
(4) The proposal would not provide developer contributions towards Secondary 
Education and the Cranbrook Hub projects to mitigate the impact of the proposal. It 
would therefore conflict with the National Planning Policy Framework 2018, the 
Planning Practice Guidance, Core Policy CP1 of the Tunbridge Wells Core Strategy 
2010 and Policies CS4 and R2 of the Tunbridge Wells Borough Local Plan 2006.  
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(5) The proposal would not provide affordable housing within the proposed 
development. It would therefore conflict with the National Planning Policy Framework 
2018, Core Policy 6 of the Tunbridge Wells Core Strategy 2010 and the Affordable 
Housing Supplementary Planning Document. 

 
(This decision was not appealed).  

 
10.03 This application and decision is discussed in more detail in the appraisal section. 

However, this application differs in that the site is on the opposite side of the road, 
adjacent to the LBD boundary and for a less number of dwellings. This application 
site is also surrounded by built form on three sides where as the site for the refused 
scheme only had built form on one side. The application site is also allocated in the 
Draft Local Plan where as the site known as Land West of Pinyons is an unallocated 
site.  

 
 Principle of Development 
10.04 The site is located within the countryside, outside the Limits to Built Development 

(LDB), in an area that would normally be an area of restraint to development.  The 
site is also located within the High Weald Area of Outstanding Natural Beauty 
(AONB). The adopted development plan policies seek to direct new residential 
development to the most sustainable locations within the LBD. However, the fact that 
the Council cannot demonstrate a 5 year housing land supply is highly relevant to 
this application.  

 
Housing Land supply situation 

10.05 The appeal decision at Land at Common Road, Sissinghurst on 21/03/16 included 
some conclusions (in respect of housing land supply) that are highly pertinent to this 
application. In particular, the conclusion that in relation to the objectively assessed 
need (at that point in time) that applying “the Council’s preferred backlog, buffer and 
claimed deliverable supply against the SHMA figure of 648 per year results in a 
supply of only 2.5 years of housing land” (Officer emphasis).  

 
10.06 Since this date work on the Council’s new Local Plan has progressed. Recent 

updates to Planning Policy Guidance and the NPPF (2019) have changed the way 
that local authorities must calculate their housing targets.  

 
10.07 NPPF Paragraph 73 requires the Council to identify and update annually a supply of 

specific deliverable sites sufficient to provide a minimum of five years’ worth of 
housing against their housing requirement set out in adopted strategic policies, or 
against their local housing need where the strategic policies are more than five years 
old. In addition there must be an additional buffer of between 5% and 20%, 
depending on the particular circumstances of the LPA. 

 
10.08 The NPPF requires, based on the housing delivery test, that currently a 5% buffer be 

included in TWBC’s five year supply calculations.   
 
10.09 Every year a position is established regarding the five year supply, based on the 

position in April of that year. This work has been undertaken and has determined that 
the Council currently have 4.83 year housing supply at 1st April 2020.   

 
10.10 In view of the above, the spatial strategy for the delivery of housing in TWBC (such 

as Core Strategy Policies 1 and 6) are considered to be out of date, it is necessary to 
consider whether the development is sustainable in the context of the NPPF, whether 
there are any adverse impacts that would significantly and demonstrably outweigh 
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the benefits when considering the Framework when taken as a whole and whether 
specific policies in the Framework indicate development should be restricted.    

 
10.11 Where a Local Planning Authority cannot demonstrate a five year housing supply, 

Paragraph 11 (d) of the NPPF is engaged. This states that where there are no 
relevant development plan policies, or the policies which are most important for 
determining the application are out-of-date, permission should be granted unless: 

 
“i. the application of policies in this Framework (listed in footnote 6) that protect areas 
or assets of particular importance provides a clear reason for refusing the 
development proposed; or 

 
ii. any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in this Framework taken as a 
whole.” 

 
10.12 Footnote 7 to the NPPF states that this includes (for applications involving the 

provision of housing) situations where the LPA cannot demonstrate a five year supply 
of deliverable housing sites with the appropriate buffer, as set out in Paragraph 73. 
Footnote 6 states these polices include ‘irreplaceable habitats’ which Paragraph 175 
states includes Ancient Woodland; it includes AONBs and heritage assets as well. 

 
10.13 Paragraph 172 of the NPPF advises that ‘great weight’ should be given to conserving 

landscape and scenic beauty in AONBs, as they have the highest status of protection 
in relation to landscape and scenic beauty. This does not create a blanket 
presumption against new housing in the AONB, but does require detailed 
consideration of the impacts of new development in such locations.  

 
10.14 Whilst the use of the LBD as a restraint on new housing development in itself cannot 

be used, the sub-text to Policy LBD1 in the Local Plan sets out that the LBD’s 
purpose is to direct development to built up areas to ensure sustainable development 
patterns, and the site’s distance outside the nominal boundaries of such an area 

 
10.15 Therefore the relevant test is whether or not the proposal would represent a 

sustainable form of development, having regard to local planning policies and the 
NPPF, and particularly whether specific NPPF policies within Paragraph 11 and 
Footnote 7 indicate this development should be restricted. Paragraph 8 of the NPPF 
explains that there are three dimensions to sustainable development: 

 
“an economic role – contributing to building a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right type is available in the right 
places and at the right time to support growth and innovation; and by identifying and 
coordinating development requirements, including the provision of infrastructure;  

 
a social role – supporting strong, vibrant and healthy communities, by providing the 
supply of housing required to meet the needs of present and future generations; and 
by creating a high quality built environment, with accessible local services that reflect 
the community’s needs and support its health, social and cultural well-being; and  

 
an environmental role – contributing to protecting and enhancing our natural, built 
and historic environment; and, as part of this, helping to improve biodiversity, use 
natural resources prudently, minimise waste and pollution, and mitigate and adapt to 
climate change including moving to a low carbon economy.” 
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10.16 It can be seen that sustainability is thus a multi-faceted and broad-based concept. It 
is often necessary to weigh certain attributes against each other in order to arrive at a 
balanced position. The following paragraphs of this report assess the proposal 
against the three roles as defined by the NPPF. 

 
10.17 The NPPF at Paragraph 79 provides policies on “isolated” new houses in the 

countryside. Given the location of other dwellings in the vicinity of the site and the 
relative proximity to Sandhurst the site is not considered to be “isolated” and 
therefore NPPF Paragraph 79 is not applicable. 

 
10.18 The key matter for consideration in this application is therefore considered to be 

whether the proposal comprises sustainable development in accordance with the 
policies in the NPPF. 

 
10.19 It will be necessary to consider a number of other matters to reach conclusions on 

the above. These are the loss of agricultural land, design of the development, 
heritage, visual impact highway and parking considerations, residential amenity, 
ecology, ecological mitigation and drainage. 

 
Location of the site (social and environmental dimension of sustainable development) 

10.20 A key consideration is whether future occupants of the dwellings would be likely to 
meet some/all day-to-day needs by walking to facilities, thereby reducing the need to 
travel by private car, which would reduce greenhouse gas emissions (Paragraph 103 
of the NPPF). 

 
10.21 The sub-text to Policy LBD1 in the Local Plan (para 3.39) sets out that the LBD’s 

purpose is to direct development to built up areas to ensure sustainable development 
patterns and to prevent encroachment into the countryside.  The application site lies 
immediately adjacent to the LBD of Sandhurst, with the LBD boundary located to the 
east of the boundary of the application site. It is not considered that the site is 
‘isolated’ in the countryside, in the meaning of the NPPF as a result of the 
surrounding built for, particularly to the south east of the site. 

 
10.22 The nearest schools are Sandhurst Primary (approximately 600m to the east of the 

site) plus Cranbrook School and High Weald Academy (formerly known as Angley 
Secondary) both of which are in Cranbrook and Hawkhurst C of E Primary School in 
Hawkhurst. A footpath is proposed along the east of the front of the site to connect to 
an existing footpath which would lead the site to the primary school and centre of the 
village where there is also a convenience store/Post Office, garage, community hall, 
plus a smaller convenience store associated with a petrol station and a further retail 
unit selling homeware/garden equipment. However, the approximate 600m distance 
along the footpath is considered to be at the very edge of what is reasonably likely to 
be ‘walkable’ under normal circumstances. The lack of lighting is also likely to 
discourage walking in poor weather or when it is dark.   

 
10.23 The nearest bus stop is around 150m away to the east. Buses may also stop to the 

north west around the junction where Queen Street meets Sponden Lane (a bus stop 
is indicated here on Google Maps) – if they do, this does not appear to be an official 
bus stop. There is understood to be a two-hourly Monday to Saturday service (349) 
between Hawkhurst and Hastings and an hourly service between Maidstone via 
Cranbrook and Hawkhurst (2-hourly on Sundays). Other ‘school only’ services, plus 
several others which only operate for 1-2 trips per week also operate. 

 
10.24 Inspectors (when considering appeals for dwellings outside the LBD) have not 

attached significant weight to how this could contribute towards a move to a low 
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carbon future, although they have for larger schemes. Nevertheless, Officers have 
had regard to the fact that this site lies on a bus route; there are bus stops within 
walking distance of the site. It is therefore considered moderately likely that the bus 
service would be readily accessible to future occupiers, particularly for secondary 
school children travelling to Cranbrook or Tunbridge Wells. This was also considered 
to be the case for the site known as Land at West at Pinyons under application 
18/02225/OUT, which is located further from the centre of the settlement of 
Sandhurst than this application site.  

 
10.25 In addition to this, Sandhurst itself is not a village in a particularly sustainable part of 

the Borough. Sites in Sandhurst are likely to result in additional car borne trips and 
the Transport Assessment acknowledges that residents will be largely reliant on 
facilities in Hawkhurst. This does not mean that additional housing development in 
the village is unacceptable in principle, but does count to some extent against the 
proposal’s sustainability credentials. 

 
10.26 In conclusion, bearing in mind the issues as set out above, the location and 

accessibility of the site is considered to be moderately sustainable in relation to its 
proximity to services and the nature of the route to them. 

 
Use of Previously Developed Land (PDL) 

10.27 Annexe 2 of the NPPF defines ‘previously developed land’. This is, inter alia, defined 
as land which has previously been occupied by permanent or fixed surfaced 
infrastructure. Agricultural land is excluded from this definition. However, the part of 
the site which hosts the existing dwelling and its residential curtilage would amount to 
some PDL, which would count in a very minor way in favour of the proposal’s 
sustainability credentials.  

 
Housing considerations (social and economic role) 

10.28 As set out above, the Council cannot demonstrate a five year land supply. The 
proposed development would contribute towards the supply.   

 
10.29 The Draft Local Plan Regulation 18 Consultation Draft 20 September to 1 November 

2019 set out the strategy for Sandhurst. It set under Policy STR/SA 1 that 
approximately 20-27 new dwellings will be delivered in Sandhurst on two sites 
allocated in this Local Plan in the plan period (Policies AL/SA 1-2). These two sites 
related to Land on the south side of Sayville, Rye Road and west of Marsh Quarter 
Lane (Policy AL/SA 1), which was provisionally allocated for approximately 10-15 
dwellings and Land adjacent to Old Orchard and Stream Pit Lane (Policy AL/SA 2), 
which was provisionally allocated for approximately 10-12 dwellings.  At the time of 
the release of this Draft Local Plan the proposal site had not been put forward for 
consideration for allocation as part of the call for sites nor allocated for any purpose 
in the Draft Local Plan.   

 
10.30 In December 2020 the Pre-Submission Local Plan (Regulation 19) was published. 

This Draft Local Plan supersedes the Draft Local Plan Regulation 18 Consultation 
Draft 20 September to 1 November 2019 and follows the Regulation 18 consultation 
period and takes into consideration the responses and representations received.  
Policy PSTR/SA 1 now sets out that strategy for Sandhurst is to build approximately 
20-30 new dwellings (including 40% affordable housing) on two sites at Sandhurst 
village. These two sites relate to Land on the south side of Sayville, Rye Road and 
west of Marsh Quarter Lane, Sandhurst (Policy AL/SA 1), which is provisionally 
allocated for approximately 10-15 dwellings and Sharps Hill Farm (this application 
site) which is provisionally allocated for approximately 10-15 dwellings. The previous 
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allocation at Land adjacent to Old Orchard and Stream Pit Lane has now been 
removed from the Draft Local Plan.   

 
10.31 Whilst the Draft Local Plan moving towards Regulation 19 stage it is still at the 

Regulation 18 consultation stage of the plan making process. The amount of weight 
to be attached is minimal at this time, it 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. Consultation on a Pre-Submission Local Plan 
(Regulation 19) is proposed in March/April 2021 for an 8 week consultation period 
with the current timeline indicating a submission of the plan in July 2021 to the 
Inspectorate. Whilst there are a number of draft allocations in and around the area, 
including this site, these allocations have not been confirmed and could still at any 
point be removed from future versions of the Draft Local Plan. However, the intention 
to allocate this site after a full review of all sites submitted as part of the Call for Sites 
and the representations received as part of the Regulation 18 stage and process 
indicates the Council’s current position regarding the sustainability and suitability of 
this site for housing. 

 
10.32 The scheme would result in additional population to support local services (through 

spending), which is also considered to be a moderate contribution in the balance of 
considerations, along with the impact on employment during the construction phase.  

 
10.33 Future occupiers would also make a contribution to the social vitality of Sandhurst, as 

they are likely to use the settlement for some services. As economic benefits for the 
construction of the proposed units would be short-term, these are limited and would 
carry little weight. There would be some contribution to the economic vitality of 
Hawkhurst also however and surrounding settlements, from the use of shops, 
services etc. by the new residents. 

 
10.34 It is acknowledged that it is likely that future residents would travel outside of the 

village for employment purposes and to commute to other areas, although this could 
provide further stimulus to the economic vitality of the local rural area. Train services 
are located at Etchingham (approximately 6.6 miles) and Robertsbridge 
(approximately 7.6 miles) which would allow commuting to London and other urban 
areas. With this in mind, there would be a positive economic impact as a result of this 
proposal. 

 
10.35 The proposal seeks outline permission for up to 16 dwellings (a net increase of up to 

15 dwellings). The indicative mix outlined within the submission shows a mix of 
detached, semi-detached and bungalow units however the final mix and layout would 
be secured at the reserved matters stage. Core Policy 6 of the Tunbridge Wells 
Borough Core Strategy requires that developments of ten dwellings or more provide 
35% affordable housing on site. In this case, the applicant has agreed to provide 
40% affordable housing with a 70/30 split in favour of rented homes, affordable or 
social rent and 30% being made available for intermediate housing namely shared 
ownership or rent to buy tenure. This amount exceeds the current requirements set 
out in Core Policy 6, complies with the policy in the Draft Local Plan and is 
considered to be a significant public benefit. This percentage is also in line with 
emerging Policy H5 of the Draft Local Plan that requires 40% affordable housing for 
proposals of nine dwellings or more on greenfield land. The provision of 40% 
affordable housing exceeds current policy requirements and would make a significant 
contribution to local needs housing and is therefore given significant weight. 
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10.36 Given the outline status of this application, the exact mix would be secured under any 
future reserved matters submission as the need could change over time, although 
the provision of 40% affordable units and the split would be secured within a S106 
legal agreement. 

 
10.37 Paragraph 122 of the NPPF also states that planning policies and decisions should 

support development that makes efficient use of land. Paragraph 123 of the NPPF 
also states that ‘where there is an existing or anticipated shortage of land for meeting 
identified housing needs, it is especially important that planning policies and 
decisions avoid homes being built at low densities, and ensure that developments 
make optimal use of the potential of each site. ‘The paragraph goes onto state that in 
such circumstances ‘local planning authorities should refuse applications which they 
consider fail to make efficient use of land’. 

 
10.38 Some concerns have been raised in regards to the amount of development and 

whether it makes most efficient use of the land. The parameter plan which has been 
submitted shows approximately 0.5ha of the 1.55ha site is to be developed/built upon 
for housing and the remainder of the site is it be either left unaltered, used for 
ecological enhancements or for landscaping purposes. The density of the 
development within this identified developable area would be approximately 32 
dwellings per hectare which would be accordance with Core Policy 6 of the Council’s 
Core Strategy. Whilst it is acknowledged that this figure is significantly lower if the 
whole application site is taken into consideration (approximately 10.3 dwellings per 
ha) it must be recognised that there are number of constraints affecting the site. 
These include the fact the site is within the AONB, the stream, pond and woodland in 
the eastern parts of the site, the character of the area at this edge of village location, 
as well as its close proximity to heritage assets. The density is considered to be low 
for the site as a whole, but is considered to strike an appropriate balance between 
housing delivery and the constraints of the site and its rural location.  

 
10.39 It is considered that the development of the site for up to 16 units, a net increase of 

15, would make an efficient use of the site, whilst respecting the sites locality and 
constraints, would contribute to the housing needs of the Borough along with 
providing 40% as affordable units.   

 
Major development in AONB 

10.40 Paragraph 172 sets out that major development should be refused other than in 
exceptional circumstances.  However, Footnote 55 in the NPPF states that ‘For the 
purposes of paragraphs 172 and 173, whether a proposal is ‘major development’ is a 
matter for the decision maker, taking into account its nature, scale and setting, and 
whether it could have a significant adverse impact on the purposes for which the area 
has been designated or defined.’ It is therefore for the LPA to determine if the 
proposed development constitutes ‘major’ development.   

 
10.41 The Parish of Sandhurst comprised approximately 600 dwellings as of August 2020. 

The proposed development would result in a net increase of 15 dwellings in the 
Parish which would represent an increase of approximately 2.5%. The developable 
area of the site proposed for built form also relates to a relatively small area 
(approximately 0.5ha) and includes some PDL land. With this in mind and taking into 
account the amount of development, comparative to the size of the settlement, the 
location on the edge of the settlement, along with the relationship of the site and the 
surrounding built form and built up areas (being adjacent to the LBD and with 
residential development on three sides of the site), it is considered that the proposed 
development does not amount to ‘major’ development in terms of Paragraph 172 of 
the NPPF.  
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10.42 The Council’s Landscape and Biodiversity Officer is also of the view that the 

development does not constitute ‘major’ development in the AONB. As part of the 
preparation of the Pre Submission Local Plan a Landscape and Visual Impact 
Assessment was prepared by an external consultant on behalf of the Council 
assessing sites within the AONB proposed for development and allocation (including 
this site). The plan and its supporting evidence including the Landscape and Visual 
Impact Assessment work is to be published for public consultation in March 2021.  
Whilst this documents is not public at this time the Council’s Landscape and 
Biodiversity Officer has had time to absorb its findings which has informed there 
understanding of the application site, the likely landscape impact and its suitability for 
development.  

 
10.43 It also noted and considered that the likely harm caused by the development of this 

site could, to some extent, be mitigated by landscaping and the retention of certain 
landscape and ecological features.   

 
Visual Impact, impact on landscape and AONB (environmental and social role) 

10.44 Adopted Development Plan Policy (including Core policies 4 and 14) requires the 
conservation and enhancement of the AONB and rural landscape.  As set out 
above, the site is sensitive due to its position within the AONB.  The NPPF confirms 
that a policy of restraint applies within the AONB. However, it is important to establish 
the character of the site and the surrounding area that is currently one of largely 
undeveloped land, adjacent to the LBD boundary of Sandhurst.   

 
10.45 The High Weald AONB Management Plan details that the AONB as a whole is 

“characterised by dispersed historic settlement, ancient routeways, an abundance of 
woodland, wooded heaths and shaws, and small irregularly shaped fields. These are 
draped over a deeply incised and ridged landform of clays and sandstones with 
numerous gill/ghyll streams, and are closely related to socio-economic characteristics 
that have roots extending deep into history”. 

 
10.46 The site falls within Landscape Character Area 11 (Hawkhurst Wooded Farmland) of 

the Council’s Landscape Character Area Assessment and is defined as “A peaceful, 
managed, farmed landscape of pasture and open arable fields on the gentle open 
slopes rolling down from the plateau to the River Rother and Hexden Channel. Fields 
are bounded by thick, wooded shaws with some deep intersecting ghylls, resulting in 
an interesting landscape pattern with occasional built landmarks such as a windmill 
or church tower.” 

 
10.47 Paragraph 172 of the NPPF confirms that the revised NPPF gives great weight to 

“conserving and enhancing landscape and scenic beauty in….Areas of Outstanding 
Natural Beauty, which have the highest status of protection in relation to these 
issues”.   

 
10.48 Core Policy 14 (6) stresses that a policy of restraint will operate in order to maintain 

the landscape character and quality of the countryside. Local Plan Policy EN25 sets 
out the criteria that development outside the LBD is required to satisfy; including that 
the proposal has a minimal impact on the landscape character of the area and would 
respect the architectural and historic integrity of any nearby listed buildings 

 
10.49 Chapter 12 of the NPPF emphasises the importance of achieving good design 

through the development process. Paragraph 124 sets out that good design is a key 
aspect of sustainable development and Paragraph 130 states that permission should 
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be refused for development of poor design that fails to take opportunities available for 
improving the character and quality of an area and the way it functions.  

 
10.50 Design is also addressed within the PPG. Paragraph 001:26 sets out that good 

design responds in a practical and creative way to both the function and identity of a 
place. It puts land and other such resources to the best possible use – over the long 
and short term. Paragraph 006:26 underlines the importance of the physical 
environment supporting economic, social and environmental objectives beyond the 
requirement for good design in its own right. Issues such as local character and the 
creation of cohesive and vibrant neighbourhoods and provision of public places. 
Paragraph 020:26 underlies that distinctiveness is what often makes a place special 
and valued. It relies on physical aspects such as the local pattern of street blocks and 
plots, building forms, details and materials, style and vernacular plus landform and 
gardens, parks, trees and plants. Paragraph: 040 Reference ID: 26-040-20140306 
requires consideration to be given to the servicing of dwellings such as the storage of 
bins and bikes, which should be carefully considered and well designed to ensure 
they are discreet and can be easily used in a safe way. It also states that unsightly 
bins can damage the visual amenity of an area. Carefully planned bin storage is, 
therefore, particularly important. Local authorities should ensure that each dwelling is 
carefully planned to ensure there is enough discretely designed and accessible 
storage space for all the different types of bin used in the local authority area (for 
example landfill, recycling, food waste). 

 
10.51 In terms of the impact upon the landscape, the site is sensitive in terms of its rural 

character which feels intensified from inside the site by virtue of its boundary 
hedgerow, shrub and tree planting. Currently, the site contains largely grassland, 
although is closely related to existing development with housing to the east backing 
onto the site, to the west and to the north opposite. Part of the site also constitutes 
PDL. It is important to note that layout, design and landscaping are not fixed under 
this application and access is the only detailed element.   

 
10.52 The application is accompanied by a Landscape & Visual Assessment. The Council’s 

Landscape and Biodiversity Officer has reviewed this assessment and has raised 
concerns particularly in regards to the indicative site layout commenting that it does 
not respect the character of the area or respond well to the site. They are of the view 
that the landscape and visual harm is a result of the poor relationship with the 
retained stream and pond with no clear vision for this area, the orthogonal layout 
which does not respond to settlement pattern and the development on the south 
western plot which intrudes into the landscape and views. They acknowledge 
however that the reduction in numbers and the reduction in the developable area go 
a long way to overcoming these concerns. Whilst the retention of the “orthogonal 
layout” remains a concern but as layout is now an outline matter and not fixed under 
this application it can be dealt with under reserved matters and should not form a 
reason for refusal on this application where only access is detailed. It is considered 
that the principle of developing this site for up to 16 dwellings (a net increase of 15 
units) and the proposed access arrangements would be acceptable and the benefits 
of the scheme would outweigh the harm caused.   

 
10.53 The site comprises a predominantly undeveloped agricultural plot of land, with some 

PDL, which is generally open in nature. The site is largely screened from Queen 
Street by existing planting across the sites frontage. There is a however a Public 
Right of Way (WC288) approximately 120m to the west of the site which is 
accessible from Queen Street and heads towards the south almost parallel with the 
sites western boundary. Whilst there is screening along parts of the sites western 
boundary, because of the position of this PROW and the land levels of the site it is 
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considered that there would be some views of any development on this parcel of 
land.   

 
10.54 Any development at this site would significantly reduce the overall openness of the 

area which is considered to contribute positively to its character. The site forms part 
of an important approach to the village of Sandhurst within an attractive rural 
landscape. Whilst the existing boundary screening is shown to be retained and 
sufficient space has been retained for additional planting new residential 
development may appear visible, particularly during the winter months from Queen 
Street and the nearby PROW and would further announce the presence of the 
village.  

 
10.55 However, given that the site is surrounded by existing residential development on 

three sides, it is considered that the proposal would not result in a significant 
incursion into the countryside. The proposal can also, to an extent, be considered an 
infill development. Whilst there would be harm to the rural setting of the village this 
would be mitigated by the fact that the development would be set back from Queen 
Street with landscaping to the front. There would also be a significant landscape 
buffer to the south and the existing boundary hedgerows and trees would be retained 
which would provide a good level of screening.  

 
10.56 The proposal includes a parameter plan, which shows the developable areas and 

land safeguarded for ecological mitigation, amenity space and landscaping. Full 
details of the layout, landscaping and design would be assessed as part of a 
reserved matters application. The indicative plan shows the developable area 
relatively centrally within the site with good amounts of open space retained, 
particularly to the south and good sized landscape buffers to the front and east side 
of the site. Design is reserved for future consideration; however, the applicant 
indicates that the dwellings would be predominantly two storeys in height, with two 
bungalows, and would incorporate a mix of locally sourced materials. 

 
10.57 The proposal to develop this predominantly greenfield site with some PDL for 

residential development would result in harm to the character and appearance of the 
High Weald AONB and rural character; however, this harm has been mitigated 
somewhat by the low density proposed, would be largely localised and would lessen 
in time as the new landscaping becomes established. In this case, it is considered 
that the provision of up to 16 dwellings (a net increase of 15) to meet the Borough’s 
unmet housing need; provision of 40% affordable housing; the provision of various 
contributions and other economic and social benefits identified, outweigh the harm 
that would be caused. The site is considered to be well related to the LBD and could 
provide this volume of market and affordable housing without constituting over 
development of the site. The site is also allocated in the Draft Local Plan for housing 
where various assessments will have taken place as part of the Local Plan process in 
determining the suitability of the site for allocation and development.  

 
10.58 It is acknowledged that the scheme/application at Land West of Pinyons was partly 

refused due to its harm to the rural character and that it would fail to conserve and 
enhance the special character of the High Weald Area of Outstanding Natural 
Beauty, however it is considered that this proposed scheme and application site 
differs in a number of ways. This site is surrounded by built form on three sides, it 
contains some PDL and the overall numbers and built form proposed is notably less 
than that proposed at Land West of Pinyons. It is also considered that the site of 
Pinyons is much more prominent in the landscape. For the reasons set out above it is 
considered that the public benefits in this instance outweigh the harm to the AONB.   
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Impact upon heritage assets (environmental and social role) 
10.59 Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 

1990 and case law makes it clear that, amongst other things, when a development 
will harm a heritage asset of its setting, the decision-maker must give that harm 
considerable importance and weight; with reference to S.72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 makes it clear that the decision-maker is 
only asked to preserve the special character and appearance of the Conservation 
Area and not enhance it.   

 
10.60 Paragraph 193 of the NPPF states that ‘When considering the impact of a proposed 

development on the significance of a designated 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 its significance.’ 

 
10.61 Policy EN5 of the Local Plan requires that proposals affecting the character of a 

Conservation Area should preserve or enhance the buildings, related spaces, 
vegetation and activities which combine to form the character and appearance of the 
area and that developments are sympathetic with the character and appearance of 
the Conservation Area.  

 
10.62 The Sandhurst Conservation Area is located approximately 170m to the east of the 

site. The proposed development, to a large extent, is a natural infill with built form 
located on either side and opposite the sites frontage. The site is important as part of 
the green entrance to (and exit of) the village, and the experience of this when 
entering the historic core forms part of the significance of the Conservation Area. The 
Council’s Conservation Officer has concluded that the proposed development would 
result in less than substantial harm, on the lower end of the scale, to the setting of 
the Conservation Area. It is on the low level of less than substantial due to the 
existing screening and potential to further screen the development through 
landscaping and the perception of the development being an infill development.   

 
10.63 Bayford House is a Grade II listed, residential, property located to the west of the 

application site (approximately 60m away). This property is considered to more to the 
rural agricultural setting of the settlement, set further away from the village. Further 
infill development next to the 1950s estates would therefore have an impact on this 
setting by bringing the built limits of the village closer to it. The site is considered to 
contribute towards the significance of Bayford House and there are likely to be some 
views from the house which will be affected by the presence of a housing 
development. The Council’s Conservation Officer has concluded that less than 
substantial harm on the lower end of the scale would be caused to this heritage 
asset.  

 
10.64 Sharps Hill is a residential property located to the immediate west of the application 

site and is a mid-19th century oast that is considered to be a non-designated heritage 
asset.  From discussions with the Council’s Conservation Officer it is considered that 
the proposed development would result in a small impact on the property’s isolated 
setting, but as it was not part of a more formal historic farmstead it is considered that 
the harm would be minimal and less than substantial harm on the lower end of the 
scale would be caused to this heritage asset.  

 
10.65 Paragraph 184 of the NPPF acknowledges the importance of heritage assets and 

states that ‘these are irreplaceable resources, and should be conserved in a manner 
appropriate to their significance, so that they can be enjoyed for their contribution to 
the quality of life of existing and future generations’.  
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10.66 The proposed development would result in less than substantial harm to the setting 

of the nearby listed building, the Conservation Area and a non-designated heritage 
asset. Paragraph 196 of the NPPF states that “where a development proposal will 
lead to less than substantial harm to the significance of a designated heritage asset, 
this harm should be weighed against the public benefits of the proposal”. From 
discussions with the Conservation Officer it is considered that the development would 
cause a low level of less than substantial harm to the identified heritage assets. In 
this case, it is considered that the public benefits of the proposal, including the 
provision of housing to meet the Borough’s unmet need; provision of 40% affordable 
housing; financial contributions towards local facilities/services and benefits to the 
local economy outweigh the less than substantial harm identified. 

 
Archaeology 

10.67 The proposed development lies adjacent to a possible Prehistoric trackway and close 
to the Roman road that runs from Rochester through Maidstone to Hastings. Historic 
maps suggest that the area, save for a building/s identifiable in the south-west corner 
of the proposed site, has remained undeveloped and undisturbed from the late 18th 
century. As such, there is the potential for surviving Prehistoric and Romano-British 
remains associated with the trackway/road as well as the crossways which may have 
been a focus for settlement, burials and other funerary practice evidence. 

 
10.68 From discussions with KCC Heritage and given that the site has archaeological 

potential a condition has been recommended that requires an archaeological field 
evaluation along with further investigations to be carried out in order to ensure that 
features of archaeological interest are properly examined and recorded.  

 
Land West of Pinyons (18/02225/OUT) 

10.69 It is noted that one of the reasons for refusal for the application at Land West of 
Pinyons related to the harm caused to the setting of the Sandhurst Conservation 
Area and setting of nearby listed buildings.  

 
10.70 It is acknowledged that both the refused application at Land West of Pinyons and this 

application would result in less than substantial harm to the surrounding heritage 
assets. However, the Council’s Conservation Officer considers that the of the 
Pinyons development would have been be on the higher end of less than substantial, 
for all heritage assets affected whereas the harm of this proposed development 
would be on the lower end of less than substantial, for all heritage assets affected.  

 
10.71 This proposed development is also located within the perceived, and actual, rural 

approach to the village, which is an important part of its character as a typical High 
Weald isolated village surrounded by historic farmsteads, whereas the Pinyons 
development would have resulted in an extension and further encroachment into the 
countryside to the west on that side of the road. The Sharps Hill proposal is on land 
that has been altered more recently and therefore the historic landscape would be 
less affected than that of the land west of Pinyons. Whilst actually in the rural 
approach to the village, it is also perceived as being right on the edge of the village, 
and the proposal would largely be perceived as a natural infill. For this reason (and 
other mitigating factors which in this particular case are relevant, such as 
landscaping) the perceived harm to the setting of the Conservation Area and to the 
listed building and non-designated heritage asset would be on the lower end of less 
than substantial. The oast and the listed Bayford House would form a boundary to 
this infill, which would feel contained. For these reasons it is considered that the level 
of harm caused by this development compared to the refused development at Land 
West of Pinyons would be much less and as set out above it is considered that the 
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benefits of the proposed scheme would outweigh this harm whereas the benefits of 
the Pinyons scheme were not considered to outweigh the greater level of harm 
caused.   

 
APP/J0405/W/16/3157098 at Land South of the Strand, Quainton (East of the Old 
Police House), Buckinghamshire (District of Aylesbury Vale) 

10.72 Comments have been received on the application which refer to a refused application 
and dismissed at appeal, in Quainton , Buckinghamshire. This refused application, 
outside of the Borough, sought consent for up to 31 dwellings. The Inspector’s view 
was that less than substantial harm would result from the proposed development on 
the Quainton Conservation Area, a designated heritage asset. In relation to housing 
land supply, the Inspector concluded that a five year supply could not be 
demonstrated by the Council and so “the ‘tilted balance’ of Paragraph 14 of the 
Framework potentially still applies in favour of granting permission, subject to any 
disapplication.” 

 
10.73 For the reasons set out above the Council’s Conservation Officer has concluded that 

the proposed development at Sharps Hill would result in a low level of less than 
substantial harm to the Sandhurst Conservation Area.  

 
10.74 The Quainton decision is based on the particular circumstances to that Conservation 

Area, which are different to the circumstances in this application. The Quainton 
Conservation Area covers most of the village, unlike Sandhurst, which excludes 
modern development outside the village core. The description also implies that the 
historic plan form of Quainton is little altered. However, most importantly, there are 
long range views that take in the site as part of the wider rural backdrop of the built 
form of Quainton. New development would therefore impede on these views, unlike 
Sharps Hill.   

 
10.75 The site at Quainton was considered to ‘form an intrinsic part of this landscape’ 

whereas the application site at Sharps Hill has already undergone change in the 20th 
century. Whilst the application site does contribute to the character of the Sandhurst 
Conservation Area as a semi-rural piece of land, with the adjacent oast, it is not 
essential as ‘intact and unspoilt’ landscape (as with Quainton) in being able to 
experience the rural setting of the village. In contrast to the description in the appeal 
statement for Quainton, the proposed development, through the reserved matters 
processed as demonstrated indicatively, should not be prominent in the street scene.  

 
10.76 A significant gap in an existing hedgerow was required for Quainton, for vehicular 

access; which is not the case with this application as an existing access point is 
proposed to be used. There are views of the Quainton site noted by the Inspector 
that form part of a wider panorama of the village. This is again not the case with this 
application. The proposed development at Sharp’s Hill would not ‘project significantly 
into the open countryside’ as with Quainton. The proposal site also does not form 
part of the open countryside and is in fact contained to an extent by built form, though 
it is right on the rural edge. 

 
10.77 Finally, it is noted that the Council’s Conservation Officer attributes a low level of less 

than substantial harm caused by this proposed development, whereas the Inspector 
stated that the Quainton proposal would have a ‘significantly harmful impact on the 
setting of the Conservation Area, and therefore a harmful effect on the significance of 
the Conservation Area itself.’ It is therefore not considered that the application site is 
directly comparable to the development proposed at Quainton.  

 
Impact on ecology (environmental role)  
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10.78 The ecology reports provided have been prepared by suitable professionals to a 
recognised methodology and as such the findings are broadly accepted.   

 
10.79 In terms of net loss/gain for biodiversity, the current Council policy relating to this is 

Core Policy 4 which outlines no net loss, although the NPPF requires net gains which 
is set out under Paragraph 170 and provides the direction of travel for biodiversity 
offsetting. 

 
10.80 Paragraph 175 of the NPPF also sets out that LPA’s when determining applications 

that applications should be refused where significant harm would be caused to 
biodiversity which cannot be avoided (through locating on an alternative site with les 
harmful impacts), adequately mitigated, or as a last resort compensated for.   

 
10.81 The preliminary ecological survey found that some of the trees in the north-east and 

south of the site hold the potential for nesting birds and that there is good habitat 
connectivity (trees and hedgerows) for birds.  

 
10.82 The survey identified the site had the potential to be a suitable habitat for reptiles, 

particularly where a large wood debris pile is situated in the north east of the site. A 
separate reptile survey was carried out at the site which found a single slow worm 
which was moved to a location nearby to the site that is safe from development.  

 
10.83 In regards to amphibians the survey found the site to be suitable for amphibian 

habitats. However, no field signs of Badgers, Brown hair or European water vole 
were identified within the field survey. The survey also found no field signs of 
Dormice were found although acknowledged that there is suitable vegetation and 
connectivity. The existing dwelling at the site and some of the trees within the areas 
of woodland and areas of more dense trees on the site offer potential habitat for 
roosting bats. There is also good habitat connectivity (trees and hedgerows) for bats. 
There is a tin canopy roofed shelter with an earth and concrete floor that has 
negligible potential to support bats as it is likely to have variable temperatures from 
the tin roof, there are gaps within the building and there are limited features where 
bats could keep themselves. A separate bat emergence and scoping survey were 
also been carried out which found in total activity from four species of bat. Bats are 
legally protected under EU (Conservation of Habitats and Species Regulations 2017) 
and domestic legislation (Wildlife and Countryside Act 1981 (as amended). The 
surveys recommended that suitable mitigation could be carried out by the installation 
bat boxes and retaining areas of mixed scrub.  

 
10.84 Samples were taken from the pond to ascertain the presence of Great Crested Newts 

at the site. These samples were analysed in a laboratory which found that no Great 
Crested Newt DNA was detected. The existing pond is also considered to be of 
limited ecological value as it is largely over shaded by existing trees, but could be 
enhanced. 

 
10.85 Overall and from discussions with the Council’s Landscape and Biodiversity Officer it 

is considered that outstanding matters on biodiversity can be addressed adequately 
by condition and that a number of ecology matters would also be dealt with at the 
reserved matters stage where the biodiversity metric is carried out. Nonetheless, the 
Council’s Landscape and Biodiversity Officer has recommended a condition in order 
to secure net gain in biodiversity is achieved in accordance with Paragraph 170 of 
the NPPF. 

 
Best and Most versatile agricultural land (environmental role) 
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10.86 The site areas of undeveloped land are currently used as a private paddock and do 
not form part of a wider farmstead. It is not considered that the impact/loss of this 
agricultural/rural land could be objected to. In addition the site is a largely well 
contained field.  

 
Summary of whether the proposal comprises sustainable development 

10.87 In terms of negative aspects these include the following; 
 

• The proposal would be harmful to the wider rural landscape and AONB.  

• The proposal would result in less than substantial harm to the setting of the Grade II 
listed property of Bayford House and the non designated heritage asset of Sharps 
Hill Oast.  

• The proposal would result in less than substantial harm to setting of the Sandhurst 
Conservation Area.  

 
10.88 Positive aspects of the development include the following; 
 

• The net increase of up to 15 dwellings (of which 40% would be affordable) to 
contribute towards the Borough’s housing supply and need.  

• The proposal would provide financial contributions towards meeting the needs of 
future occupants of the site and therefore neutral weight can be attached. 

• The proposal would make efficient use of the site.  
 
10.89 Overall, the proposal is considered to comprise sustainable development. Having 

regard to the presumption in favour of sustainable development and the requirements 
of Paragraph 11 of the NPPF, planning permission should therefore be granted 
unless any other material considerations indicate otherwise. In this instance it is 
considered that the provision of up to 16 dwellings (a net increase of 15 dwellings), 
located within a relatively sustainable location, would contribute to the Borough’s 
housing need, creating social and economic benefits that would outweigh the 
identified negative aspects of the scheme. As such it is considered that the proposal 
as part of a finely balanced decision meets the overarching aims of the NPPF to 
achieve sustainable development. The following sections of the report assess 
whether the proposal accords with other elements of policy in the NPPF and the 
Development Plan. 

 
10.90 Overall, the proposal is considered to comprise sustainable development and there is 

no objection in principle to the proposal. 
 
 Residential Amenity 
10.91 The proposed development is considered to have the most impact upon the 

properties which back onto the site along Stream Pit Lane and Sharps Hill Oast (to 
the east of the site). The properties located on the opposite side of Queen Street and 
Bayford House, to the east, are considered to be a sufficient distance from the site 
and highlighted developable area shown on the submitted plans that the 
development would not have such a detrimental impact upon their amenities to 
warrant refusal.   

 
10.92 In any case, the change in use of the land would result in some additional 

disturbance to the existing surrounding residential properties, when compared to 
existing; however, this is not considered to be significant to warrant a refusal on this 
ground. As this is an outline planning application with all matters reserved (except 
access), details of the scale, layout, appearance and landscaping would be 
considered at reserved matters stage. Any future reserved matters application would 



 
Planning Committee Report 
3 February 2021 

 

have to demonstrate that it would not result in significant harm to the residential 
amenity of adjoining properties, in accordance with Policy EN1 of the Local Plan.  

 
10.93 Concerns have also been raised in regards to noise impact from the development. 

This matter would be again assessed in more detail at the reserved matters stage, 
however Environmental Protection have been consulted on the application and have 
raised no objection in regards to noise. Nuisance caused by noise would be a matter 
that is generally dealt with under Environmental Health Legislation. Concerns have 
also been raised in regards to the lack of lighting details. This matter can be 
adequately dealt with by condition and a condition has been attached  

 
 Highways 
10.94 Local Plan Policy TP4 requires that safe access can be provided to a new 

development, NPPF Paragraph 103 states that the planning system should actively 
manage patterns of growth. Significant development should be focused on locations 
which are or can be made sustainable, through limiting the need to travel and offering 
a genuine choice of transport modes. Paragraph 109 states that: 

 
“Development should only be prevented or refused on highways grounds if there 
would be an unacceptable impact on highway safety, or the residual cumulative 
impacts on the road network would be severe.” 

 
10.95 Access is the only detailed element of this outline application. Vehicular access to the 

development is proposed to be taken from the north west corner of the site via the 
sites existing access point which is proposed to be widened to include a footpath.  A 
pedestrian access is also proposed towards the north east corner of the site where a 
footway is proposed to the east of the site to connect to an existing footpath along 
Queen Street which leads into Sandhurst. 

 
10.96 KCC Highways have been consulted on the application and are satisfied with the 

proposed access arrangements, subject to conditions, and therefore the proposed 
access is not considered to have a detrimental impact upon highway and pedestrian 
safety.   

 
10.97 The site, as discussed, is considered to be in a relatively sustainable location and in 

relatively close proximity to local services. The proposal is likely to accord with KCC 
parking standards, but this would be assessed at the reserved matters stage when 
layout is provided along with the scale of the dwellings.   

 
10.98 KCC Highways have identified that the proposed development would have 

implications for the signalled junction in Hawkhurst. They have requested a 
contribution of £1,000 per unit is required, in keeping with other development 
contributions, towards the proposed public transport improvements in Hawkhurst and 
surroundings. This contribution has been agreed with the applicant and is to be 
secured under the s106 agreement. As identified in the response from KCC 
Highways, the number of vehicle movements through the crossroads at peak times is 
low and therefore would not result in an adverse impact, let alone a severe impact. 

 
10.99 KCC also questioned if access to both this proposed site and the site known as Land 

West of Pinyons needs to be considered. Given that the refused scheme at Land 
West of Pinyons is not the subject of an appeal and a new application has not been 
submitted or under consideration it is not considered that this needs to be considered 
for this application at this time.   
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10.100 In regards to emergency vehicle access KCC Highways have raised no objection. 
Kent Fire and Rescue have also been consulted upon the application and occasion 
that the off-site access requirements of the Fire & Rescue Service have been 
adequately met.  

 
 Tree Impact 
10.101 The site contains a number of trees, particularly on its boundaries along with a 

relatively dense woodland are towards the eastern boundary. A tree survey and 
report has been submitted as part of the application which has been carried out by a 
suitable professional. The survey identified 116 trees and groups of trees at the site 
and concluded that the felling and removal of 11 trees would be required and 
recommended mitigation in the form of replacement planting. The trees proposed to 
be removed are mostly limited ‘C’ (low amenity) and ‘U’ (hazard to targets) category 
trees. Category ‘U’ trees are those trees considered to be in a hazardous state that 
should be removed on safety grounds or are either not expected to survive next the 
ten years due to there health and condition.  

 
10.102 Open space within the site and development layout would facilitate the planting and 

sustainable retention of larger specimen trees, various other sized tree specimens 
along with shrubs and hedges. Landscaping is not fixed under this application and 
would be dealt with at the reserved matters stage. Details such as tree protection and 
woodland management could also be secured by condition.   

 
10.103 The Council’s Tree Officer has commented that the replacement planting shown on 

the indicative plans provided is not commensurate with what would be removed, and 
raises concerns that this use would break the habitat linkage between the 
pond/roadside woodland and vegetation to the south. However, they do 
acknowledged that this corridor must be weigh against the benefit of the proposed 
open space and it is considered in this instance that the benefits of the open space 
and scheme as a whole outweigh this harm and could be mitigated against.  

 
Flood Risk & Drainage 

10.104 Paragraph 155 of the NPPF states that ‘Inappropriate development in areas at risk of 
flooding should be avoided by directing development away from areas at highest risk 
(whether existing or future). Where development is necessary in such areas, the 
development should be made safe for its lifetime without increasing flood risk 
elsewhere.’ Paragraph 163 goes on to comment that ‘When determining any 
planning applications, local planning authorities should ensure that flood risk is not 
increased elsewhere.  

 
10.105 Local Plan Policy EN18 sets out that within those developed areas identified by the 

Environment Agency as being at high risk from flooding, built development and 
conversions will only be permitted where practicable and effective flood protection 
and mitigation measures would be proposed and maintained and practicable and 
effective measures would be included as part of the development proposals to 
prevent the increased risk of flooding elsewhere. 

 
10.106 This site is not designated as being within a Flood Zone by the Environment Agency 

or a Strategic Flood Risk Area. However, concerns have been raised in regards to 
drainage in the locality being poor. It is also noted that a stream runs along the 
eastern boundary of the site into a pond situated in the north east corner of the 
application site.  

 
10.107 A drainage strategy has been prepared and submitted in support of the application 

which has been prepared by a suitable professional. The report concludes that the 
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site is at low risk of flooding from rivers and surface water and that the that the site 
can be drained satisfactorily in accordance with Local and National Planning Policy 
Guidance.  

 
10.108 KCC Flood and Water Management have assessed the application and whilst they 

comment that further works and details are required in terms of a staged discharge to 
demonstrate that the peak runoff rate from the development for the 1 in 1 year and 
the 30 year events do not exceed the equivalent peak greenfield runoff rate, a ditch 
located in the dense vegetation in the south east corner of the site is surveyed further 
to determine it's full extent and make up and that that prior to the detailed design, 
ground investigations are undertaken to identify if infiltration on site is possible; they 
have not objected to the application and have recommended conditions which have 
been attached. The Environment Agency have also been consulted on the 
application and have raised no objection, subject to conditions.  

 
10.109 Following discussions with KCC Flood and Water Management it is considered that 

the proposed development would not significantly increase flood risk in the 
immediate locality and that the proposed drainage details would be acceptable 
subject to conditions. The proposal is therefore not considered to have a detrimental 
impact upon drainage and surface run off in the area.   

 
S106 and Developer Contributions 

10.110 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.   

 
10.111 The requirement for developments to provide or contribute towards the services for 

which they create a need is set out in Core Policy 1 of the Core Strategy and 
requirements relating to various types of contributions, including education, 
recreation, transport etc. are referred to in various Core Strategy and Local Plan 
policies. 

 
10.112 In this case, KCC has assessed the proposal for contributions towards the expansion 

of Hawkhurst Primary School (£4642.00 per dwelling and £ £1160.50 per flat 
(excludes: 1 bed units of less than 56sqm GIA), towards the Cranbrook Community 
Hub (£419.63 per dwelling), towards Youth Services in the area (£65.50 per dwelling) 
and towards Tunbridge Wells Waste Transfer Station and HWRC expansion 
(£129.20 per dwelling). These contributions are required due to the increase in 
demand of such services from the future occupiers of the dwellings.  

 
10.113 KCC Highways have also assessed the proposal for contributions towards public 

transport improvements in Hawkhurst and the surrounding areas (£1000.00 per 
dwelling). This contribution is required as the proposed development and future 
occupiers will have implications for the signalled junction in Hawkhurst and will result 
in increased movements and users using the junction.   

 
10.114 Sandhurst Parish Council made a request for contributions towards the resurfacing of 

the Pavilion car park (£22950.00) and for the upgrading and new play equipment at 
Old Orchard Play Area (£5008.00) required due to increased demand from the future 
occupiers of the dwellings.  
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10.115 The applicant has also proposed and agreed to provide 40% affordable housing on 
site, which would exceed the level required by Core Policy 6.  

 
10.116 All of the above contributions are considered to meet the relevant tests and would be 

secured by Section 106 planning obligation. 
 

Emerging Draft Local Plan Policy 
10.117 As highlighted above, Tunbridge Wells Borough Council has produced a draft 

borough wide Local Plan over the plan period which extends to 2036. This plan is 
currently holds minimal weight, however, it is a material consideration. The plan has 
been supported by a full suite of supporting evidence (which is publicly available on 
the Council’s website) and has informed land allocations for housing and 
employment in response to identified need as set out within the evidence base. 

 
10.118 The application site has been included within these draft allocations under Policy 

AL/SA 2. This policy sets out a number of criteria and again, whilst this only hold 
limited weight at this time, it is appropriate to discuss these requirements as below. A 
number of these matters have been discussed in much greater detail earlier on in the 
report.   

 
This site, as defined on the Sandhurst Policies Map, is allocated for residential 
development providing approximately 10-15 dwellings, of which 40 percent shall be 
affordable housing. 

 
10.119 The application proposes a net increase of 15 dwellings at the site of which 40% 

would be affordable. 
 

1. A single point of access should be provided to Queen Street, as shown on the 
indicative site allocation layout plan, and be supported by a transport assessment 
submitted with the planning application; 

 
10.120 The sites existing access point is proposed to be used from Queen Street and is 

supported by a transport assessment. The proposed access arrangements are 
considered suitable following consultation with KCC Highways.  

 
2. The setting of the settlement character, Bayford House, Sharps Hill Oast and the 
Sandhurst Village Conservation Area shall be maintained, including through the 
layout and design of the development being informed by a landscape and visual 
impact assessment and heritage assessment; 

 
10.121 The proposed development is considered to result in a low level of less than 

substantial harm to surrounding heritage assets and as set out earlier in the report 
the benefits of the scheme are considered to outweigh this harm. A landscape and 
visual impact assessment and heritage assessment have been submitted in support 
of the application and it is also noted that layout and design are not fixed at this time 
and would be dealt with at the reserved matters stage.   

 
3. Regard shall be given to existing hedgerows and mature trees on site, with the 
layout and design of the development protecting those of most amenity value, as 
informed by an arboricultural survey and landscape and visual impact assessment. 
Any trees removed as part of the vehicular access should be replaced along the 
northern site boundary; 

 
10.122 The sites existing boundary treatments and the vast majority of the existing and most 

valuable trees on the site are shown to be retained. Landscaping would be dealt with 
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at the reserved matters stage. However, the application has been informed by an 
arboricultural survey and landscape and visual impact assessment.  

 
4. The layout and design of development should be informed by a landscape and 
visual impact assessment, and should respond positively to the existing settlement 
pattern and the well treed character of the site. The scheme shall give full 
consideration to the site’s edge of village location, providing a suitable and sensitive 
urban edge to the settlement, including provision of landscape buffers to ensure a 
soft approach to the village; development in the south west corner of the site shall be 
of low density; 

 
10.123 Layout and design are not detailed at this stage and would be dealt with at the 

reserved matters stage. The indicative plans provided have however been informed 
by a landscape and visual impact assessment.  

 
5. Contributions are to be provided to mitigate the impact of the development, in 
accordance with Policy PSTR/SA 1. 

 
10.124 Contributions have been agreed with the applicant and will be secured by a s106 

agreement.  
 

Other Matters 
Construction Management 

10.125 Given its temporary nature little weight can be given to this matter. It is considered 
that a construction management plan is necessary however in this instance given the 
site’s location and therefore a condition has been recommended. There are also 
powers to deal with statutory nuisance from noise and disturbance from construction 
sites through Environmental Health Legislation.   

 
Local Services 

10.126 Concern has also been raised regarding the impact upon the local GP practice. The 
proposal is below the threshold for which the NHS would seek financial contributions 
towards providing additional capacity. Nominally they would only seek contributions 
for schemes of 20 units or more. Concerns have also been raised in regard to school 
spaces, however a contribution has been recommended by KCC and agreed with the 
applicant. The proposal gives rise to up to 4 additional primary school pupils during 
occupation of the development. This need, cumulatively with other new 
developments in the vicinity, can only be met through the 1 Form entry expansion of 
Hawkhurst Primary School in accordance with KCC’s school expansions plans and 
strategies. 

 
Sewage Capacity 

10.127 Southern Water have been consulted on the application and have not objected to the 
proposal or stated that there is insufficient capacity to support the proposal. However, 
they have advised that a formal application for connection to the public sewerage 
system is required in order to service the development. An informative has therefore 
been attached along with a condition for details in regards to the mean of the 
disposal of foul and surface water.   

 
Neighbourhood Plan 

10.128 Comments have been made in regards to the Neighbourhood Plan for Sandhurst. As 
this document is still being developed and has not been formerly adopted highly 
limited weight can be attributed to it.   

 
Energy Efficiency 
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10.129 The Council’s Planning Environment Officer has been consulted on the application 
and has commented that the proposed development meets the criteria of existing 
policy described within the TWBC Renewable Energy SPD to first reduce emissions 
and then offset 10% of side wide carbon emissions through the use of renewable 
energy generating technology. It is therefore considered that the proposed 
development is acceptable with regards to this matter subject to conditions. 

 
Accuracy of Plans 

10.130 Comments have been made in regards to the accuracy of the submitted plans and 
comments made in various statements and supporting documents. The plans are 
within the tolerances of accuracy and all of the proposed plans are considered to be 
consistent with one another. In regards the comments made in the statements the 
application has been assessed on its own merits taking into account all 
representations made.  

 
Devaluation of Neighbouring Properties 

10.131 Concerns have been raised in regards to the developments impact upon the value of 
the surrounding properties. The impact upon property values is not a planning 
consideration.   

 
Loss of Views 

10.132 Concerns have been raised in regards to the loss of views. This is not a planning 
consideration. However, loss of outlook upon neighbouring properties would be 
assessed in detail at the reserved matters stage when all other details are fixed 
including scale and layout.  

 
Issues with Power Cuts 

10.133 Issues with new residential developments in the area causing power cuts for local 
residents has been raised as a concern. This is not a planning consideration.   

 
Security 

10.134 Comments have been made in regards to security and the impact the development 
may have upon the security of surrounding residents. Kent Police have been 
consulted on the application and have not objected to the principle of the 
development. Whilst they have raised a number of points these are all considered to 
be matters that can be dealt with at the reserved matters stage. It is also noted that 
only access is detailed at this time and Kent Police would be consulted on any future 
reserved matters application.  

 
Maintenance of the stream 

10.135 Concerns have been raised in regards to the maintenance of the stream that runs 
along the eastern boundary of the application site. The responsibility of the 
maintenance of the stream would fall to the land owner(s) of the stream.  

 
APP/M2270/A/13/2198919 Land at Fowler’s Park, Hawkhurst 

10.136 Comments have been received in regards to the above, dismissed, appeal decision 
from 2014. This application sought consent for 120 dwellings in the AONB where the 
Inspector did not consider that the public benefits resulting from 120 new dwellings in 
the borough should be considered as exceptional circumstances. Given that this 
application is for up to 16 dwellings (a net increase of 15 dwellings) the proposed 
development is not considered to be comparable to the application referenced which 
was dismissed at appeal. In any case Paragraph 172 of the NPPF states that 
‘Planning permission should be refused for major development other than in 
exceptional circumstances’. As set out in paragraphs 10.40-10.43 of this report the 
proposal is not considered to constitute ‘major’ development in the AONB and 
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therefore the exceptional circumstances tests and requirements do not apply.  Also 
as set out the benefits of the proposal are considered to outweigh the harm.  

 
Covid 19 

10.137 Comments have been received from Sandhurst Parish Council and local residents in 
regards to current government policies on housing being under review as a result of 
the pandemic and how housing needs might be met in different ways such as 
re-purposing office and other commercial premises. Legislation in regards to housing 
and the approach to meeting housing needs has not been altered nor has the LPA’s 
approach to determining planning applications. Therefore the planning policy and 
guidance in which this application has been assessed against remains the relevant 
policy and guidance which applications must be assessed against.   

 
Land Contamination 

10.138 From discussions with the Council’s Environmental Protection Team it is understood 
that there is some indication of land contamination based on information from the 
contaminated land database & historic maps databases. However, there is no 
indication of any significant chance of high radon concentrations. A condition has 
been recommended to ensure that risks from land contamination to the future users 
of the land and neighbouring land are minimised and to ensure that the development 
can be carried out safely without unacceptable risks.  

 
Future Precedent 

10.139 Concern has been raised by the Parish Council that the proposed development, if 
approved, may set a precedent in the area. Each application is assessed on its own 
merits. The application, as set out above, is considered to be in accordance with the 
relevant planning policy and guidance and is therefore considered to be acceptable.   

 
Conclusion 

10.140 The proposed development would cause harm to the character and appearance of 
the AONB and less than substantial harm to the setting of the Sandhurst 
Conservation Area, the grade II listed building of Bayford House and the 
non-designated heritage asset of Sharps Hill Oast by virtue of the introduction of new 
built development on this site. However, it is considered that this harm is outweighed 
by the following public benefits:   
- The contribution the new housing would make towards the Borough’s unmet 

housing need; 
- Provision of 40% affordable housing (above policy requirement); 
- Provision of small and medium sized family homes; 
- Improvements to pedestrian links; 
- Economic benefits during construction and as a result of new residents 

utilising local facilities/services; and, 
- Financial contributions towards community facilities/services. 

 
10.141 Based on the findings as outlined above, the proposal is considered to be 

sustainable. The proposal includes significant public benefits, which outweigh the 
harm identified to the character and appearance of the AONB and to the setting of 
designated heritage assets. The development would not cause significant harm to 
neighbouring residential amenity, ecology or the surrounding landscape character. 
Overall, the proposal is considered to be acceptable in the balance of issues 
discussed within this report and there are not considered to be any other material 
considerations which would indicate a refusal of planning permission. 

 
11.0 RECOMMENDATION –  
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A) GRANT SUBJECT TO THE COMPLETION OF A LEGAL AGREEMENT UNDER 
SECTION 106 OF THE TOWN AND COUNTRY PLANNING ACT 1990 (AS 
AMENDED) IN A FORM TO BE AGREED BY THE HEAD OF LEGAL 
PARTNERSHIP MID KENT LEGAL SERVICES BY 31 MARCH 2021 (UNLESS A 
LATER DATE BE AGREED BY THE HEAD OF PLANNING SERVICES) TO 
SECURE THE FOLLOWING: 

 

− A minimum of 40% affordable housing. (split 70/30, 70% in favour of rented homes, 
affordable or social rent and 30% being made available for intermediate housing 
namely shared ownership or rent to buy tenure); 

− Primary Education - £4642.00 per dwelling and £ £1160.50 per flat (excludes: 1 bed 
units of less than 56sqm GIA) towards the 1FE expansion of Hawkhurst Primary 
School.  

− Cranbrook Hub - £419.63 per unit towards the Cranbrook Community Hub to 
accommodate increased demand for Libraries, Adult Learning and Social Care 
generated from the development. 

− Youth Service - £65.50 per unit towards youth provision in Hawkhurst/Sandhurst 
area. 

− Waste - £129.20 per unit towards Tunbridge Wells Waste Transfer Station. 

− Public Transport - £1000.00 per unit towards the proposed public transport 
improvements in Hawkhurst and the surrounding areas.  

− Resurfacing of the Pavilion car park - £22950.00 

− Play equipment and upgrades at Old Orchard Play Area - £5008.00 
 

and subject to the following conditions:  
 

1) Approval of the details of the layout, scale, landscaping and appearance (hereafter 
called "the Reserved Matters") shall be obtained from the Local Planning Authority in 
writing no later than the expiration of 3 years from the date of this permission. The 
development shall be carried out in accordance with the approved details.  

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

 
2) The development hereby permitted shall be begun no later than the expiration of 2 

years from the date of approval of the last of the Reserved Matters. 
 

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

 
3) The development shall be carried out in accordance with the following approved 

plans (insofar as the details shown relate to the access to the development):  
 

2226-101M - Development Parameters Plan 
2226-103M - Pedestrian Access Parameters Plan 
2226-104M - Vehicular Access Parameters Plan 

 
Reason: To clarify which plans have been approved as part of this application. 

 
4) Written details and photographic samples including source/ manufacturer, of bricks, 
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tiles and cladding materials to be used externally shall be submitted to and approved 
in writing by the Local Planning Authority before construction of any above ground 
works hereby approved is commenced and the development shall be carried out 
using the approved external materials.  

 
Reason: In the interests of visual amenity. This condition is necessary to ensure that 
details of materials have been provided and approved prior to the building work 
commencing. 

 
5) Prior to commencement of any development on site the visibility splays of 2.4x125m 

shall be provided shall be provided and anything greater in height than 0.9m above 
the level of the highway is to be removed. The splays shall thereafter be maintained. 

 
Reason: These works are required prior to the commencement of the development, 
in the interests of highway safety. 

 
6) Notwithstanding details on the plans hereby approved, and prior to commencement 

of works on site, details of provision for pedestrians at the access shall be submitted 
and approved by the Local Planning Authority. These details shall include the 
provision for westbound pedestrians to wait and safely cross the A268 and also enter 
the site. The access shall be provided in accordance with the approved plans prior to 
first occupation of any development hereby approved. 

 
Reason: These works are required prior to the commencement of the development, 
in the interests of highway and pedestrian safety. 

 
7) The hereby approved development shall be carried out in accordance with the swept 

path analysis and details as shown on the Stantec Plan 006C included in the 
submitted Transport Statement (January 2021) unless otherwise agreed in writing 
with the Local Planning Authority.  

 
Reason: In the interests of highway and pedestrian safety. 

 
8) Prior to the first occupation of any of the hereby approved dwellings, details of off site 

works to include a footway linking the site to the existing footway to the east of the 
site (shown at The Old Angel) with a general minimum width of 1.8m and shown on 
Stantec plan 5501-009 for indicative purposes only, together with any 
accommodating works to be submitted to the Local Planning Authority for approval. 
The footway and any accommodating works shall be provided in accordance with 
approved details and highway authority standards and specification, prior to first 
occupation of any dwellings hereby approved. 

 
Reason: These works are required prior to the commencement of the development, in 
the interests of highway and pedestrian safety. 

 
9) Prior to the commencement of the development, a Construction and Environmental 

Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority. The construction of the development shall be carried out in 
accordance with the approved Construction and Environmental Management Plan 
and BS:5228 Noise Vibration and Control on Construction and Open Sites and the 
Control of Dust from Construction Sites (BRE DTi Feb 2003), unless previously 
agreed in writing by the Local Planning Authority. 

 
The Plan shall include: 
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- Measures to minimise the production of dust on the site. 
- Measures to minimise the noise (including vibration) generated by the 

construction process. 
- Details of areas for materials storage. 
- Details of parking during construction. 
- Management of traffic visiting the site, including parking provision for site 

operatives including an undertaking that HGVs must not reverse into or out of 
the site unless under the supervision of a banksmen.  

- Measures to prevent the transfer of mud and extraneous material onto the 
public highway.  

 
Reason: This information is required prior to the commencement of the development, 
in order to protect the amenity of local residents and in the interests of highway 
safety.  

 
10) Construction of the development shall not commence until details of the proposed 

means of foul and sewerage disposal have been submitted to, and approved in 
writing by the Local Planning Authority in consultation with Southern Water. 

 
Reason: This information is required prior to the commencement of the development 
to ensure adequate means of foul and surface water disposal.  

 
11) Development shall not begin in any phase until a detailed sustainable surface water 

drainage scheme for the site has been submitted to (and approved in writing by) the 
Local Planning Authority. The detailed drainage scheme shall demonstrate that the 
surface water generated by this development (for all rainfall durations and intensities 
up to and including the climate change adjusted critical 100 year storm) can be 
accommodated and disposed of without increase to flood risk on or off-site. 

 
The drainage scheme shall also demonstrate (with reference to published guidance): 

 
- that silt and pollutants resulting from the site use can be adequately managed 

to ensure there is no pollution risk to receiving waters. 
- appropriate operational, maintenance and access requirements for each 

drainage feature or SuDS component are adequately considered, including 
any proposed arrangements for future adoption by any public body or 
statutory undertaker. 

 
The drainage scheme shall be implemented in accordance with the approved details. 

 
Reason: To ensure the development is served by satisfactory arrangements for the 
disposal of surface water and to ensure that the development does not exacerbate 
the risk of on/off site flooding. These details and accompanying calculations are 
required prior to the commencement of the development as they form an intrinsic part 
of the proposal, the approval of which cannot be disaggregated from the carrying out 
of the rest of the development. 

 
12) No building on any phase (or within an agreed implementation schedule) of the 

development hereby permitted shall be occupied until a Verification Report, 
pertaining to the surface water drainage system and prepared by a suitably 
competent person, has been submitted to and approved by the Local Planning 
Authority. The Report shall demonstrate the suitable modelled operation of the 
drainage system where the system constructed is different to that approved. The 
Report shall contain information and evidence (including photographs) of details and 
locations of inlets, outlets and control structures; landscape plans; full as built 
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drawings; information pertinent to the installation of those items identified on the 
critical drainage assets drawing; and, the submission of an operation and 
maintenance manual for the sustainable drainage scheme as constructed. 

 
Reason: To ensure that flood risks from development to the future users of the land 
and neighbouring land are minimised, together with those risks to controlled waters, 
property and ecological systems, and to ensure that the development as constructed 
is compliant with and subsequently maintained pursuant to the requirements of 
Paragraph 165 of the National Planning Policy Framework. 

 
13) Prior to the commencement of development the applicant, or their agents or 

successors in title, will secure and implement: 
 

i archaeological field evaluation works in accordance with a specification and 
written timetable which has been submitted to and approved by the Local 
Planning Authority; and  

ii further archaeological investigation, recording and reporting, determined by 
the results of the evaluation,  in accordance with a specification and 
timetable which has been submitted to and approved by the Local Planning 
Authority 

 
Reason: To ensure that features of archaeological interest are properly examined 
and recorded. 

 
14) Details pursuant to Condition 1 shall show the provision, distribution and tenure of 

affordable housing. Development shall be carried out in accordance with those 
approved details.    

 
Reason: In order to ensure that the development and location of the affordable 
housing is appropriate.  

 
15) Prior to the commencement of any above ground works hereby approved, a scheme 

to demonstrate that the internal noise levels within the residential units and the 
external noise levels in back garden and other relevant amenity areas will conform to 
the standard identified by BS 8233 2014, Sound Insulation and Noise Reduction for 
Buildings - shall be submitted to and approved in writing by the Local Planning 
Authority. The work specified in the approved scheme shall then be carried out in 
accordance with the approved details prior to occupation of the premises and be 
retained thereafter. 

 
Reason: To ensure adequate living conditions. 

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

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

 
Reason: In the interest of wildlife, visual and residential amenity. 
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17) Details pursuant to Condition 1 shall include details of hard and soft landscaping and 
a programme for carrying out the works. The submitted scheme shall include details 
of hard landscape works, including hard surfacing materials; and details of soft 
landscape works, including planting plans, written specifications (including cultivation 
and other operations associated with the plant and grass establishment) and 
schedules of plants, noting species, plant sizes and proposed numbers/densities 
where appropriate. The submitted scheme shall demonstrate that the ecological 
enhancement and mitigation proposals are incorporated fully within the submitted 
landscaping scheme.  All hard and soft landscape works shall be carried out in 
accordance with the approved details. The works shall be carried out prior to the 
occupation of any part of the development or in accordance with an implementation 
programme approved by the Local Planning Authority. 

 
Any trees or plants which, within a period of five years from the completion of the 
development, die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of a similar size and species unless 
the Local Planning Authority give prior written consent to any variation. 

 
Reason: In the interests of visual amenity and biodiversity grounds 

 
18) Details pursuant to Condition 1 shall include facilities for the parking and turning of 

vehicles. The works shall be carried out in accordance with the approved plans and 
completed prior to the first occupation of the dwellings they serve. The parking and 
turning areas shall thereafter be retained for the use of the occupiers of, and visitors 
to, the development, and no permanent development, whether or not permitted by 
the Town and Country Planning (General Permitted Development) (England) Order 
2015 as amended (or any Order revoking and re-enacting that Order), shall be 
carried out on that area of land so shown or in such a position as to preclude 
vehicular access to this reserved parking space. 

 
Reason: To ensure the provision and retention of adequate off-street parking and 
turning facilities for vehicles in the interests of highway safety 

 
19) Notwithstanding the submitted details, prior to development commencing, a scheme 

for biodiversity mitigation and enhancement, which seeks to provide an overall net 
gain for biodiversity in accordance with both local and national policy and guidance 
shall be submitted to and approved in writing by the Local Planning Authority. The 
approved scheme shall take account of any protected species that have been 
identified on the site and include details of management of all communal areas and 
landscape features. It shall be implemented in accordance with the approved 
proposals within it and shall be carried out in perpetuity unless otherwise agreed in 
writing by the Local Planning Authority.  

 
Reason: This is a pre-commencement condition to ensure the protection and 
necessary mitigation of protected species and to seek biodiversity net gain. 

 
20) The details submitted in pursuance of Condition 1 shall include details of refuse 

storage and screening. The development shall be carried out in accordance with the 
approved details and be made ready for use prior to first occupation of the dwelling in 
which it relates and thereafter retained.  

 
Reason: To facilitate the collection of refuse, preserve visual amenity and to reduce 
the occurrence of pests. 

 
21) The details submitted in pursuance of Condition 1 shall include details of existing and 
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proposed levels, site survey and cross-sections to include relationship with adjacent 
properties. The development shall be carried out in accordance with the approved 
details.  

 
Reason: To ensure a satisfactory development on the site. 

 
22) No development shall take place until a Tree Protection Plan and Arboricultural 

Method Statement in accordance with the current edition of BS 5837 have been 
submitted to and approved in writing by the Local Planning Authority. All trees to be 
retained must be protected by barriers and/or ground protection.  

 
Reason: To safeguard existing trees to be retained and to ensure a satisfactory 
setting and external appearance to the development. This is a pre-commencement 
condition to ensure protection and retention of trees important to the character of the 
area.   

 
23) The approved development shall be carried out in such a manner as to avoid 

damage to the existing trees, including their root systems, and other planting to be 
retained by observing the following:  

 
(a) All trees to be preserved shall be marked on site and protected during any 
operation on site by temporary fencing in accordance with the current edition of BS 
5837, and in accordance with the approved Tree Protection Plan and the approved 
Arboricultural Method Statement, to the satisfaction of the Local Planning Authority. 
Such tree protection measures shall remain throughout the period of construction. 
(b) No fires shall be lit within the spread of branches or upwind of the trees and other 
vegetation;  
(c) No materials or equipment shall be stored within the spread of the branches or 
Root Protection Area of the trees and other vegetation;  
(d) No roots over 50mm diameter shall be cut, and no buildings, roads or other 
engineering operations shall be constructed or carried out within the spread of the 
branches or Root Protection Areas of the trees and other vegetation;  
(e) Ground levels within the spread of the branches or Root Protection Areas 
(whichever the greater) of the trees and other vegetation shall not be raised or 
lowered in relation to the existing ground level, except as may be otherwise agreed in 
writing by the Local Planning Authority.  
(f) No trenches for underground services shall be commenced within the Root 
Protection Areas of trees which are identified as being retained in the approved 
plans, or within 5m of hedgerows shown to be retained without the prior written 
consent of the Local Planning Authority. Such trenching as might be approved shall 
be carried out to National Joint Utilities Group recommendations.  

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

 
24) All existing trees, hedges or hedgerows shall be retained in accordance with the 

Approved Tree Plan (Drawing No. 2226-102M). All hedges and hedgerows on and 
immediately adjoining the site shall be protected from damage for the duration of 
works on the site. Any parts of hedges or hedgerows removed without the Local 
Planning Authority's prior written permission or which die or become, in the opinion of 
the Local Planning Authority, seriously diseased or otherwise damaged following 
contractual practical completion of the approved development shall be replaced as 
soon as is reasonably practicable and, in any case, by not later than the end of the 
first available planting season, with plants of such size and species and in such 
positions as agreed in writing with the Local Planning Authority.  
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Reason: In the interests of visual amenity and biodiversity. 

 
25) Prior to the commencement of above ground works, details of boundary treatments 

(including walls, fences and railings) shall be submitted to and approved in writing by 
the Local Planning Authority. These details shall include a plan indicating the 
positions, design, materials and type of boundary treatment to be erected. The 
boundary treatment shall be completed before the dwellings they relate to are first 
occupied and in accordance with a timetable previously agreed in writing with the 
Local Planning Authority. The approved details shall be implemented in full and shall 
be permanently maintained thereafter. 

 
Reason: To ensure a satisfactory appearance for the development in the interests of 
visual amenity and to secure a reasonable degree of privacy for occupiers of the 
proposed dwellings. 

 
26) A Landscape and Ecological Management Plan (LEMP) following the principles set 

out in British Standard 42020:2013 Biodiversity - Code of Practice for Planning and 
Development shall be submitted to and approved in writing by the Local Planning 
Authority prior to the commencement of above ground construction of the 
development. 

 
The content of the LEMP shall include the following, as a minimum: 

 
a) Description and evaluation of the landscape and ecological features to be 
managed and note any features or areas covered by other management agreements 
or prescriptions e.g. play areas or drainage schemes. 
b) Ecological trends and constraints on site and wider environmental issues that 
might influence management and in particular consider the likely effects of climate 
change. 
c) Landscape and ecological aims and objectives of the management. 
d) Appropriate management options for achieving aims and objectives. 
e) Prescriptions for management actions for each identified habitat and feature 
covered. 
f) Preparation of a work schedule (including an annual work plan capable of being 
rolled forward over a five-year period) with recommendations for periodic review. 
g) Details of the body or organisation responsible for implementation of the plan and 
the resources both financial and personnel by which the LEMP will be implemented. 
This shall include details of the legal and funding mechanism(s) by which the 
long-term implementation of the plan will be secured post development with the 
management body(ies) responsible for its delivery. 
h) A scheme of community engagement geared towards raising awareness of 
landscape and biodiversity issues, active volunteering and social cohesion operated 
by a experienced provider approved by the Council such as Kent Wildlife Trust or 
Kent High Weald Partnership. 
i) Ongoing monitoring and remedial measures including regular review by accredited 
professionals including setting out (where the results from monitoring show that 
conservation aims and objectives of the LEMP are not being met) how contingencies 
and/or remedial action will be identified, agreed and implemented so that the 
development still delivers the fully functioning landscape and biodiversity objectives 
of the originally approved scheme. 

 
The approved plan will be implemented in accordance with the approved details. 

 
Reason: In the interests of ecology, the landscape and scenic beauty of the area. 
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27) Prior to the commencement of any above ground works an updated bat survey shall 

be carried out and submitted to the Local Planning Authority.  
 
Reason: In the interest of ecology and bat protection.   

 
28) Prior to the occupation of any of the units hereby approved, details of the provision of 

electric vehicle charging points, including a timescale for their provision, shall be 
submitted to and approved in writing by the Local Planning Authority. The charging 
points shall be provided in accordance with the approved details and in accordance 
with an agreed timescale and retained thereafter. 

 
Reason: To ensure a satisfactory standard of development that meets the needs of 
current and future generations. 

 
29) Prior to the commencement of any above ground works, written and illustrative 

details for renewable energy technologies within the development such that a 10% 
saving in site wide carbon emissions can be achieved, shall be submitted to, and 
approved in writing by the Local Planning Authority and the development shall be 
carried out in accordance with the approved details. 

 
Reason: To ensure a satisfactory standard of development which meets the needs of 
current and future generation in accordance with Core Policy 5 of the Tunbridge 
Wells Core Strategy 2010.  

 
30) Prior to the commencement of any above ground works, written and illustrative 

details for water conservation within the development, shall be submitted to, and 
approved in writing by the Local Planning Authority and the development shall be 
carried out in accordance with the approved details. 

 
Reason: To ensure a satisfactory standard of development which meets the needs of 
current and future generation in accordance with Core Policy 5 of the Tunbridge 
Wells Core Strategy 2010.  

 
31) Prior to the commencement of any above ground works, written and illustrative 

details for energy conservation within the development, shall be submitted to, and 
approved in writing by the Local Planning Authority and the development shall be 
carried out in accordance with the approved details. 

 
Reason: To ensure a satisfactory standard of development which meets the needs of 
current and future generation in accordance with Core Policy 5 of the Tunbridge 
Wells Core Strategy 2010.  

 
32) The development hereby permitted shall not be commenced until the following 

components of a scheme to deal with the risks associated with contamination of the 
site shall have been submitted to and approved, in writing, by the Local Planning 
Authority: 

 
1) A preliminary risk assessment which has identified: 
- all previous uses 
- potential contaminants associated with those uses 
- a conceptual model of the site indicating sources, pathways and receptors 
- potentially unacceptable risks arising from contamination at the site. 
2) A site investigation, based on (1) to provide information for a detailed assessment 
of the risk to all receptors that may be affected, including those off site. 
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3) A remediation method statement (RMS) based on the site investigation results and 
the detailed risk assessment (2). This should give full details of the remediation 
measures required and how they are to be undertaken. The RMS should also include 
a verification plan to detail the data that will be collected in order to demonstrate that 
the works set out in the RMS are complete and identifying any requirements for 
longer-term monitoring of pollutant linkages, maintenance and arrangements for 
contingency action. 
4) A Closure Report is submitted upon completion of the works. The closure report 
shall include full verification details as set out in 3. This should include details of any 
post remediation sampling and analysis, together with documentation certifying 
quantities and source/destination of any material brought onto or taken from the site. 
Any material brought onto the site shall be certified clean; 

 
Any changes to these components require the express consent of the local planning 
authority. The scheme shall thereafter be implemented as approved.  
 
Reason: These details are required pre commencement of development to ensure 
that risks from land contamination to the future users of the land and neighbouring 
land are minimised, together with those to controlled waters, property and ecological 
systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

 
INFORMATIVES 
 

1) As the development involves demolition and / or construction, it is recommended that 
the applicant is supplied with the Mid Kent Environmental Code of Development 
Practice. Compliance with this document is expected. 

 
2) It is the responsibility of the applicant to ensure, before the development hereby 

approved is commenced, that all necessary highway approvals and consents where 
required are obtained and that the limits of highway boundary are clearly established 
in order to avoid any enforcement action being taken by the Highway Authority. 
Across the county there are pieces of land next to private homes and gardens that do 
not look like roads or pavements but are actually part of the road. This is called 
‘highway land’. Some of this land is owned by The Kent County Council (KCC) whilst 
some are owned by third party owners. Irrespective of the ownership, this land may 
have ‘highway rights’ over the topsoil. Information about how to clarify the highway 
boundary can be found at 
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-b
oundary-enquiries  
 
The applicant must also ensure that the details shown on the approved plans agree 
in every aspect with those approved under such legislation and common law. It is 
therefore important for the applicant to contact KCC Highways and Transportation to 
progress this aspect of the works prior to commencement on site. 

 
3) Planning permission does not convey any approval for works within the highway for 

which you will be required to enter into a S. 278 Agreement under the Highways Act 
1980 with KCC as local highway authority. You are advised to contact the 
Agreements Team telephone: 03000 418181 in order to progress this matter. 

 
4) The applicant should demonstrate a clear audit trail for Design for Crime Prevention 

and Community Safety and meet the statutory duties under Section 17 of the Crime 
and Disorder Act 1998. It is recommended the applicant contacts Kent Police 

https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-boundary-enquiries
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-boundary-enquiries
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Designing Out Crime Officer, prior to the submission of a reserved matters 
application. 

 
5) A formal application for connection to the public sewerage system is required in order 

to service this development, please contact Southern Water, Sparrowgrove House, 
Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel: 0330 303 0119) or 
www.southernwater.co.uk. Please read Southern Water’s New Connections Services 
Charging Arrangements documents which has now been published and is available 
to read on Southern Water’s website via the following link: 
https://beta.southernwater.co.uk/infrastructure-charges  

 
6) No demolition/construction activities shall take place, other than between 0800 to 

1800 hours (Monday to Friday) and 0800 to 1300 hours (Saturday) with no working 
activities on Sunday or Bank Holiday. 

 
7) In the current of absence of any national or local policy on net gain, as part of the 

future reserved matters application or any site preparation works the applicant is 
expected to demonstrated a minimum 10% net gain in biodiversity is achieved. 

 
8) Kent Fire & Rescue Service would require the following on-site access requirements 

to be established:  
 
1. For dwellinghouses access for a pumping appliance should be provided to within 
45m of all points within the dwellinghouse. 
2. For flats either of the following provisions should be made 

a. Provide access for a pumping appliance to within 45m of all points inside 
each flat of a block measured along the route of the hose. 
b. Provide fire mains in accordance with paragraphs 13.5 and 13.6 of 
Approved Document B Volume1 Dwellings 2019. 

3. Access routes and hardstanding should comply with Kent Fire & Rescue minimum 
acceptable dimensions.  
4. Dead-end access routes longer than 20m require turning facilities. Turning 
facilities should comply with Kent Fire & Rescue guidance.   

 
9) If a bat(s) is found during works, then any work which might affect the roost must 

stop immediately and specialist assistance sought.  
 

B) If the applicant fails to enter into such agreement by 31 March 2021, the Head 
of Planning Services shall be authorised to REFUSE PERMISSION for the 
following reasons (unless a later date be agreed by the Head of Planning 
Services):  

 
1) The proposal fails to make provision for affordable housing and would therefore 

conflict with the National Planning Policy Framework, National Planning Practice 
Guidance, Core Policies 1, 6 and 14 of the Tunbridge Wells Borough Core Strategy 
2010 and the Council’s Affordable Housing Supplementary Planning Document. 
 

2) The proposal fails to make provision for community services/facilities, such as 
primary schools, libraries, youth services, waste, play equipment, car park 
improvements and public transport and would therefore fail to comply with the 
National Planning Policy Framework, National Planning Practice Guidance, Core 
Policies 1 and 8 of the Tunbridge Wells Borough Core Strategy 2010 and Policy CS4 
of the Tunbridge Wells Borough Local Plan 2006. 

 
Case Officer: James Moysey 

https://beta.southernwater.co.uk/infrastructure-charges
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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. 
 


