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REPORT SUMMARY 
 

REFERENCE NO -  20/02788/FULL 

APPLICATION PROPOSAL 
Development of the site to provide 71 dwellings, alongside car parking, cycle parking, 
sustainable drainage, internal road network, public open space and associated landscaping and 
including the demolition of existing agricultural barn and garage and alterations to the existing 
access from Highgate Hill. 

ADDRESS Land To East Of Highgate Hill And South Of Copthall Avenue Hawkhurst Cranbrook 
Kent TN18 4LS  

RECOMMENDATION to GRANT planning permission subject to the completion of a Section 
106 legal agreement and 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those related to the Limits to Built Development (LBD) are “out-of-date”.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relevant policies are out-of-date that permission for sustainable development should be 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 is considered to be a ‘major’ development due to its local context, and is 
considered to comply with Paragraph 172 of the NPPF in terms of its impact on the Area 
of Outstanding Natural Beauty (AONB);  

− The details of the proposal, as a major development within the AONB, are considered to 
amount to exceptional circumstances, and demonstrates that the development is in the 
public interest to override the presumption against major development in such areas;  

− The proposal would deliver 71 dwellings towards the housing supply, 40% of which 
would be affordable housing to which significant weight is given;  

− The development would not be materially harmful to the residential amenities of any 
nearby properties which would warrant refusal of permission;  

− The majority of trees and landscaping on site would be retained including those 
protected by Tree Preservation Order. 

− The number of residential units and the mix of unit sizes are considered to be 
appropriate for this site;  

− The site is adjacent to the LBD and is not within an ‘isolated’ rural location;  

− The development would not result in an unacceptable impact upon highway safety or a 
severe impact upon the highway network and therefore would not be contrary to paras 
108 and 109 of the National Planning Policy Framework. 

− The proposed development would achieve a net gain for biodiversity within the site. 

− The development would not have a significant impact upon heritage assets and the 

impacts caused would amount to less than substantial harm. This harm is considered 
to be outweighed by the public benefits of the proposal in accordance with para 196 
of the National Planning Policy Framework. 

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):  

• Provision of 28 affordable housing units 

• Affordable Housing on local connection to Hawkhurst first with a cascade to the 
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adjacent parishes 

• KCC Primary Education - £271,557 
• KCC Cranbrook Hub - £29,793.73 

• KCC Youth Services - £4,650.50 

• KCC Waste - £9,173.20 

• KCC Highways (Bus services) - £71,000 

• TWBC Youth and Adult Recreation – Towards Hawkhurst Village Hall - £719 per 
bedspace - £198,444 

• £68,724 towards NHS services 
• £5,000 monitoring fee for the Residential Travel Plan. (Requested by KCC Highways) 

This is considered to be appropriate in this case and would relate to the travel plan 
secured by condition.  

• Payment to cover the Council’s legal costs.  
Net increase in numbers of jobs: N/A 
Estimated average annual workplace salary spend in Borough through net increase in 
numbers of jobs: N/A 
The following are not considered to be material to the application: -  
Estimated annual council tax benefit for Borough: £12,686.28 
Estimated annual council tax benefit total: £126,752.75 
Estimated annual business rates benefits for Borough: N/A 

REASON FOR REFERRAL TO COMMITTEE 
Significant major application of over 20 dwellings and recommended for approval. 

WARD Hawkhurst & 
Sandhurst 

PARISH/TOWN COUNCIL 
Hawkhurst Parish Council 

APPLICANT Hawkhurst 
Estates Ltd, Leander 
Hawkhurst Ltd 
AGENT Rachel Allwood 

DECISION DUE DATE 
04/06/2021 

PUBLICITY EXPIRY DATE 
18/02/21 

OFFICER SITE VISIT DATE  

RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining 
sites): 

Reference  Proposal  Decision  Date  

19/01253/FULL Erection of 31No. residential dwellings and the 
retention of existing Westfield property. 
Provision of altered access on to Highgate Hill, 
associated hard and soft landscaping, retained 
woodland area and sustainable urban drainage 
systems (SUDS). 

Withdrawn 23/09/2020 

18/01063/FULL Demolition of a 1no. dwelling house and 
agricultural storage barn to the rear and 
erection of 49no. dwellings including car 
parking, cycle parking, sustainable drainage, 
internal road network and the creation of a new 
access with associated landscaping 

Refused 
(Overturned) 
- Appeal 
Withdrawn 

12/04/2019 

87/01439/OUT  Outline (access and siting not reserved) - Eight 
bungalows and garages  

Refused  21/12/1987  

Officer Comment 
The above application comprises part of the application site. The proposal and decision have 
been noted, however Planning Policy, Government Guidance and the Development Plan have 
changed considerably since this application was determined and therefore, this previous 
application holds no weight.  

 
MAIN REPORT 
 
1.0 DESCRIPTION OF SITE  
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1.01 The application site comprises an area of land located to the south eastern side of 

Hawkhurst which comprises approximately 6.6ha. The site is comprises some 
agricultural land, a small woodland area an existing property known as Westfield and 
its associated land and an agricultural storage barn and its associated hardstanding. 
The main area comprising four individual field parcels divided by mature hedgerows. 
The woodland area is positioned to the left of centre and adjacent to the northern 
boundary of the site. The trees here are generally clustered into a woodland pocket 
with some which are protected by TPO. Others TPO trees are also present within the 
site which comprises two large Oaks to the south west of this woodland. The existing 
property known as Westfield is located to the western boundary of the site and fronts 
on to Highgate Hill. Its associated land extends east towards to woodland area. The 
existing agricultural storage barn and associated hardstanding is located to the 
western corner of the site) which is located on a vehicular access leading on to 
Highgate Hill. There is also a linear area of woodland and watercourse forming the 
southern boundary of the site as well as a small parcel of woodland and watercourse 
extending through the site towards Fieldways. 

 
1.02  The site borders existing residential development to the north within Copthall Avenue 

and Fieldways. The site has a sloping topography falling to the south. Beyond the 
south of the site is a wooded area and more sporadic tree planting with field 
boundaries beyond. The land rises again at this point and extends to The Moor some 
400m from the site.  

 
1.03  The site is located within the High Weald Area of Outstanding Natural Beauty 

(AONB) and to the east of a number of Grade II Listed Buildings (Rose Cottage, 
Cockshott Farmhouse, Tollgate, Cockshott Cottage and All Saints church to the 
north). A Public Right Of Way (PROW) runs from West to East along the southern 
and eastern boundaries of the site (WC189). The site lies outside of the Conservation 
Area (CA) of Hawkhurst and is positioned approximately 230m to the south at its 
closest point.  

 
1.04  The site is located approximately 0.4miles from the centre of Hawkhurst which 

includes a range of services including shops, community facilities, school, bank 
pharmacy etc.  

 
1.05 As can be seen in the history list above, a previous application was submitted in 

2018 proposing a residential development of part of this site.  This was submitted 
under 18/0063/FULL and was reported to Planning Committee on 10th April 2019 
recommending approval. This was overturned at the meeting and although an appeal 
was lodged, this was withdrawn by the applicant and not determined. The sole 
reason for refusal on this application was: - 

 

− The access arrangements and highway mitigation for the proposed 
development would amount to poor design that would equate to harm to 
the area and the way it functions contrary to paragraph 130 of the 
National Planning Policy Framework 2019. 

 
1.06 Members will note that access to the site is now proposed to be achieved from 

Highgate Hill directly and there is no longer a connection to Copthall Avenue as 
proposed in the previous application 18/01063/FULL. This is discussed in more detail 
in the appraisal section below. 

 
2.0 PROPOSAL 
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2.01 The proposal is a full application for the development of the site to provide 71 
dwellings, alongside car parking, cycle parking, sustainable drainage, internal road 
network, public open space and associated landscaping and including the demolition 
of existing agricultural barn and garage and alterations to the existing access from 
Highgate Hill. 

 
2.02 The development would include 40% affordable housing and would be provided as 

mix of rented and intermediate tenure across a mix of one, two, three and bedroom 
properties.  

 
2.03 The majority of the proposed development will be accessed from the existing access 

to Westfield facilitated by the demolition of existing outbuildings. A total of three 
dwellings are proposed to replace the existing agricultural storage barn will be 
accessed separately off Highgate Hill. Pedestrian and cycle access will be provided 
off both Highgate Hill and Fieldways facilitated by a new pedestrian link and also 
connections to existing public right of way which traverses the site to the east and 
south known as ‘Little Switzerland’. The main difference from the previous refused 
application is that there is no access from Copthall Avenue to the development. 

 
2.04 The layout of the proposed development has been directly informed by the detailed 

landscape and character evaluations carried out by the applicant.  Indeed, much of 
the layout comprising the site area of the previous application (18/01063/FULL) is 
very similar to that previously considered including spacing, dwelling positioning and 
the formation of development clusters. This is intended to integrate with the existing 
settlement edge and create an appropriate transition into the countryside and 
respecting the location within the AONB. The area to the rear of the property known 
as ‘Westfield’ where development is also proposed has been incorporated into the 
proposed scheme and also provides the vehicular link to Highgate Hill.   

 
2.05 The proposal includes several character areas to address the characteristics of the 

site and respond to the AONB context.  These are as follows: - 
 

− The Entrance – The entrance into the site from Highgate Hill retains the existing 
property as the entrance building, maintaining the rhythm of the street, with new 
buildings set back to positively signal arrival.  

 

− The Street – Leading on from the Entrance and being a sinuous street that 
follows the rolling topography, framed to the south by linked built form with direct 
views towards the retained woodland copse.  

 

− The Yard – A more intimate character area with homes in a courtyard/mews 
typology, addressing the street and providing activity and surveillance in this 
space.  

 

− The Clearing – To the east of the retained woodland is a small and informal 
gathering of buildings with an intimate and green character, positively fronting 
onto the woodland.  

 

− The Cockshott Cluster – To the west of the site are three dwellings on the 
location of an existing poor quality open-sided hay barn. These dwellings are 
accessed off Highgate Hill and have been designed to form an intimate farmstead 
cluster, representative of smaller holdings found dispersed throughout the AONB;  
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− The Lane – A west-east orientated street of detached properties with repeating 
gables and a strong, consistent roofline. This part of the site reinstates an historic 
routeway and provides an opportunity to deliver a safe, secure pedestrian and 
cycle route leading from Highgate Hill, through the site and onto Copthall Avenue 
/ Fieldways;  

 

− Farmstead Cluster – Farmstead arrangements of buildings are prevalent 
throughout the High Weald AONB. The proposed layout incorporates built forms 
observable within farmstead clusters to introduce a contemporary interpretation 
of a High Weald farmstead into the scheme. Adjacent to the farmstead buildings 
are commonly associated, but ancillary in scale, domestic cottages. These 
building forms have been incorporated into the scheme in close association with 
the farmstead to provide a subtle yet observable reminder of this past working 
relationship. The intention is not to try and recreate a former farmstead but 
instead to understand those features - such as building positions; courtyard 
arrangements; shared surfaces; and building forms – which are observable within 
the AONB and would assist with integrating the development into its landscape 
context.  
 
The submitted Design and Access Statement discusses and evaluates the 
opportunities and constraints of the site as well as particular characteristics of 
areas of the High Weald.  The D&A then discusses the aims and design 
concepts for each of the proposed character areas and how each area responds 
to its context. 

 
3.0 SUMMARY INFORMATION 

 Existing  Proposed  Change (+/-)  

Site Area  6.60ha - - 

Car parking spaces  0 151 
(2.1 spaces to 

unit) 

+151 

Cycle spaces  0 199 +199 

No. of storeys  0 Two storey + two storey 

Max height  0 10.05m 
(approx) 

+10.05m 
(approx) 

Max eaves height  0 5.8m (approx) +5.8m (approx) 

No. of residential units  0 71 +71 

No. of bed spaces  0 276 
8 x 1 bed flats 
6 x 2 bed flats 

15 x 2 bed 
house 

15 x 3 bed 
house 

25 x 4 bed 
house 

2 x 5 bed 
house 

+276 

No. of affordable units  0 28 +28 

 
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 
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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 (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)  

• Inside and Outside Limits to built development (LBD) (as defined by the Site 
Allocations Local Plan 2016)  

• Listed buildings Grade II (statutory duty to preserve or enhance the significance 
of heritage assets under the Planning (Listed Buildings & Conservation Areas) 
Act 1990)  

• Public Right of Way – WC189 
 
5.0 POLICY AND OTHER CONSIDERATIONS 
 

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

 
Development Plan 
 
Site Allocations Local Plan Adopted 2016  
Policy AL/STR 1: Limits to Built Development 
 
Tunbridge Wells Borough Core Strategy 2010  

• Core Policy 1: Delivery of Development  

• Core Policy 3: Transport 

• Core Policy 4: Environment  

• Core Policy 5: Sustainable Design and Construction  

• Core Policy 6: Housing Provision  

• Core Policy 8: Retail, Leisure and Community provision  

• Core Policy 13: Hawkhurst  

• Core Policy 14: Development in Villages and Rural Areas  
 

Tunbridge Wells Borough Local Plan 2006  

• Policy LBD1: Development outside the Limits to Built Development  

• Policy EN1: Development Control Criteria  

• Policy EN5: Conservation Areas  

• Policy EN13: Tree and Woodland Protection  

• Policy EN16: Protection of Groundwater and other watercourses  

• Policy EN18: Flood Risk 

• Policy H2: Dwelling mix  

• Policy EN25: Development affecting the rural landscape  

• Policy TP1: Major development requiring Transport Assessment and Travel Plan.  

• Policy TP3: Larger scale residential development  

• Policy TP4: Access to Road Network  

• Policy TP5: Vehicle Parking Standards  

• Policy TP9: Cycle Parking  

• Policy R2: Recreation and Open Space over 10 bedspaces  

• Policy CS4: Development contributions to school provision for developments over 
10 bedspaces  
 

Pre-Submission Draft Local Plan (2021) 
Policy AL/HA6 
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Hawkhurst Neighbourhood Plan  

• Policy HD1(a) preference to be given to small scale sites, preference for 
redevelopment over greenfield sites.  

• HD1 (b) – exceptions – larger scale development will only be accepted if it can be 
demonstrated to be exceptional circumstances as prescribed by the NPPF.  

• Policy HD2 – Future housing mix.  

• Policy HD3 – Modern living, variety in designs, accessible homes, suitable for the 
elderly and disabled, in particular bungalows will be encouraged, to meet lifetime 
homes.  

• Policy HD4 – Design Quality – design, form and detail should be principally 
informed by the traditional form, layout, character and style of the Parish’s 
vernacular architecture.  

• Policy AM1 – Highgate Hill Junction  
 
Supplementary Planning Documents:  

• Landscape Character Area Assessment Dec 2017: Hawkhurst Wooded farmland 

• Hawkhurst Conservation Area Appraisal  

• Recreation and Open Space SPD  

• Affordable Housing SPD  

• Renewable Energy SPD (2007 and update January 2014) and 2019 Energy 
Policy Position Statement  

 
Other documents:  

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

• High Weald AONB Management Plan 2019-24  

• Historic England guidance note, GPA3 ‘Settings and Views’  

• Landscape Sensitivity Assessment of additional settlements in Tunbridge Wells 
Paddock Wood, Horsmonden, Hawkhurst, Cranbrook (July 2018)  

• Historic Landscape Characterisation: Parishes of Hawkhurst, Cranbrook, 
Goudhurst, and Benenden 2015   

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

• Planning Position Statement for proposed developments which may impact on air 
quality in Hawkhurst (June 2020)  

 
6.0 LOCAL REPRESENTATIONS 
 
6.01 Site notices were displayed on the 20th November.2020 at nine locations within the 

vicinity of the site. A re-consultation also took place with new site notices displayed 
on 28th January 2021. A newspaper advert was also issued on 27th November 2020. 

.  
6.02  93 responses to the application have been received raising a variety of issues. Some 

households have written more than once, as have some individuals. A summary of 
the points raised is outlined below:-  

 

− Detrimental impact upon the amenity of existing properties.  

− The proposal is not needed as Hawkhurst have delivered significant housing 
numbers already.  

− Loss of open aspect of the neighbourhood.  

− Loss of existing views.  

− the proposed alterations to the scheme have not addressed any concerns 

− Detrimental impact upon highway safety.  
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− The road network cannot accommodate additional traffic to serve this 
development.  

− Detrimental impact upon the Hawkhurst crossroads.  

− Parking issues.  

− Landscape impact and loss of open green space.  

− Detrimental impact upon the AONB.  

− The proposal would have a significant impact upon local services healthcare, 
schools, dentists etc. 

− The appearance and character of the scheme does not respond to Hawkhurst.  

− Is out of keeping with the character of the area.  

− Would devalue property value.  

− Noise and light pollution impact.  

− Proposal would create additional pressures on primary and secondary schools.  

− Too many dwellings proposed.  

− Cumulative impact of residential developments would lead to significant impact 
and harm to highway safety and congestion in Hawkhurst.  

− Impact upon pedestrian safety.  

− Harm to the character and scenic beauty of the AONB.  

− Detrimental impact upon ecology and loss of habitats.  

− Loss of agricultural land.  

− Impact upon the Conservation Areas and Heritage Assets/Listed Buildings.  
 
7.0 CONSULTATIONS 
 
Hawkhurst Parish Council – Raise objections with the following comments:- 
 

1. Development of the site to provide 74 dwellings, alongside car parking, cycle parking, 
sustainable drainage, internal road network, public open space and associated 
landscaping and including the demolition of an existing dwelling house, outbuildings 
and agricultural barn and alterations to the existing access from Highgate Hill. 

 
Development in AONB 

2. This application does not comply with the NDP. HD1 clearly states a preference for 
small-scale development, with HD1(b) only allowing for larger developments if there 
are exceptional circumstances and it can be demonstrated that their impact on the 
sensitive AONB landscape setting and the considerable environmental constraints of 
Hawkhurst can be effectively mitigated. This has not been demonstrated with this 
application. 

 
3. This site lies entirely within the AONB and, therefore, should be protected. Paragraph 

172 states that the scale and extent of development in areas such as the AONB 
should be restricted, and planning permission should be refused for major 
development other than in exceptional circumstances. 

 
4. There are no exceptional circumstances to justify a development of this size. The 

applicant relies on TWBC's inability to demonstrate a five-year housing supply to 
justify this development. However, when dismissing the Ockley/Heartenoak appeal 
(18/03976/OUT), the Inspector notes that the current supply in TWBC is a "marked 
improvement over the situation some 2 years ago" equating to a "shortfall of only 
around 220 dwellings across the Borough over 5 years". The Inspector's view was 
that the small shortfall could be expected to be addressed by the Council. He 
concluded that there were no exceptional circumstances to justify the development 
and that it conflicted inter alia with Paragraph 172 of the NPPF and HD1(b) of the 
NDP. HPC believes that this applies equally to this application. 
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5. The applicant refers to this site being included in the allocations in TWBC's draft 

Local Plan. However, it should be noted that HPC objected to the allocation of this 
site, as did local residents. The High Weald AONB Unit and CPRE objected on the 
grounds the proposal did not appear to be justified under paragraph 172. Natural 
England objected, advising that AONBs should not be considered as suitable 
locations for major development. 

 
6. This is a greenfield site in a village within the AONB. It is not a suitable location for a 

development of this size. The applicant repeatedly mistakenly refers to Hawkhurst as 
a town.  
 

7. In order to comply with the NDP, the applicant is required to demonstrate that the 
development of agricultural land for housing is necessary (7.9). If this can be 
demonstrated (it has not in this case), then development should be restricted to 
poorer quality land grade 4 or 5. This land is classified as a grade 3 and, therefore, is 
not appropriate for development. 

 
8. HPC is concerned that insufficient attention has been placed on the impact on 

existing residents. Larger-scale sites are required to "respect the conditions enjoyed 
by existing residents" (7.20) there is nothing within this application that suggests this 
has been considered. 
 

9. Despite the applicant's assertions, Hawkhurst is not inherently sustainable for growth 
and does not have the facilities outlined in the Planning Statement and Design & 
Access Statement. Nor does the application "propose to locate homes in an 
inherently sustainable location without reliance on the private car" (5.53, planning 
statement). Much is made of the site being within walking distance of the facilities in 
the village centre. However, this site is at the very limit of the 800m defined in the 
NDP as walking distance, and completely ignores the topography of the site. It is a 
steep uphill walk from the site to the Rye Road. Future residents will have the option 
to walk up Highgate Hill, a busy A-road, with very narrow and poorly maintained 
pavements approaching the crossroads on the eastern side, or through All Saints 
which is congested with parked cars. 

 
10. The proposal provides a cycle route that joins Copthall Avenue and Fieldways, but 

neither of these roads provides a safe cycling route into the village. Indeed, the 
applicant's own Transport Assessment indicates that cycling is unlikely to make a 
significant contribution (3.5.4). 

 
11. The assertion in 5.55 of the planning statement that this will enhance the vitality of 

Hawkhurst's economy ignores the fact that the increase in traffic congestion, demand 
for parking, pressure on Hawkhurst's already struggling infrastructure will in all 
likelihood have the opposite effect. 

 
12. Policy HD1(b) requires proposals to demonstrate effective physical integration with 

the existing settlement patterns found in and around Hawkhurst. This application 
does not do this as it erodes the separation between Highgate and The Moor. At 
present, Copthall Avenue and Fieldways provide a neat edge to the more built-up 
areas of the village. This proposal would extend out into open countryside. This is 
incompatible with the requirements of the NDP. This is particularly relevant for any 
development of parcels 2, 3, 4 and 5. 

 
13. In the Ockley/Heartenoak appeal decision, the Inspector states that the site "would 

effectively become an urban- or suburban-type extension that would intrude into the 
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wooded ghyll to the detriment of the character of the AONB in general and the 
Hawkhurst area in particular." This applies equally to this application site, with the 
added concern of the impact on Little Switzerland. 

 
14. HD1(b) also requires that proposals meet the objectives of the High Weald AONB 

Management Plan. In para 60 of the Planning Statement, the applicant states that the 
High Weald AONB Unit supported a "significant number of aspects of the previous 
development". However, as outlined above the High Weald AONB Unit has objected 
to this site being allocated within TWBC's draft Local Plan. 

 
Landscape 

15. Policy LP1 of the NDP requires developers to demonstrate that their proposals will 
not have an unacceptable adverse visual impact on the landscape setting of the 
village of views of key landmarks. This application does not do this and should, 
therefore, be refused.  
 

16. Paragraph 8.2 of the NDP sets out the importance of the relationship between the 
built elements of the parish and its landscape setting. The spire of All Saints Church 
is one such important element. Paragraph 4.1.3 of the LVIA references the view 
across the site towards the historic centre of Hawkhurst and the view of All Saints 
Church spire (eg Viewpoint 1). This is precisely the sort of view that is protected by 
policy LP1. A moderate adverse impact (Figure 10 LVIA) cannot in any way be 
considered to accord with policy LP1. 

 
17. The LVIA understates the landscape importance of the site. As a location within the 

AONB, the sensitivity is high. There also appears to be a lack of understanding that 
the built environment is an intrinsic part of the High Weald AONB. 

 
18. HPC strongly disagrees with the assessment that the effects of this development will 

be slight adverse. 
 

Heritage 
19. HPC shares residents' concerns about the impact on listed buildings in the vicinity of 

the site. As discussed above, we also have concerns about the impact on the setting 
of All Saints Church due to the effect on important long-distance views. The Built 
Heritage Statement does not appear to consider this, referring instead to views from 
within the site. 

 
20. We cannot support the erosion of the gap between the conservation areas of 

Highgate and All Saints and the Moor. 
 

Housing Mix 
21. HPC is particularly concerned by the applicant's decision to depart from TWBC's 

SHMA by "delivering a higher proportion of family-sized four-bedroom properties 
compared with a lower proportion of two bedroom properties" (5.65 planning 
statement). This is the polar opposite of the requirements of policy HD2 of the NDP, 
which expressly states a need for smaller homes (7.23, NDP). Furthermore, there is 
nothing to indicate any consideration has been given to the needs of an ageing 
population (7.23, NDP). The lack of any bungalows or reference to accessible homes 
conflicts with HD3. The applicant's assertion that a higher quantum of one and two 
bedroom dwellings would inevitably lead to a higher proportion of apartments (5.626, 
planning statement) is incorrect. There is nothing inevitable about it. The applicant 
could choose to incorporate one and two bedroom bungalows, in line with the NDP. 
Many traditional cottages have one or two bedrooms. 
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Design 
22. Paragraph 5.69 of the planning statement rightly recognises that HD4 requires the 

design, form and detail of new developments to be principally informed by the 
traditional form, layout, character and style of the parish's vernacular architecture. 
However, despite much being made of this in both the Planning Statement and the 
Design & Access Statement, this was not apparent in the designs themselves, in 
many of which it has been impossible to find anything that links to Hawkhurst. 

 
23. There is no doubt that some of the designs are attractive. However, this is not 

universal, and there were too many designs which not only did not reflect the 
vernacular architecture of Hawkhurst, but were also bland and uninspiring. 

 
24. Policy HD4 requires that all developments should comply with the design guidance 

notes. This proposal fails to do so in many areas. For instance, there is a focus on 
fences as boundary treatments, rather than hedges as described in the NDP. 
Although the use of local materials is mentioned, this is caveated. This should be a 
requirement rather than a possibility. All new houses in Hawkhurst should have a 
working chimney. One key element of the NDP is the requirement for the village to 
evolve gradually - this is incompatible with a development of 74 new dwellings. The 
NDP also identifies the need for proper provision of off-road parking, as outlined 
below this requirement has not been met. There is an expectation that new 
development should be designed to give an impression of spaciousness. This is not 
the case for much of the development. We have some concerns that the 
footpath/cycle route from Copthall Avenue will reduce the security of the site, as this 
provides a direct link to the meadow from areas of the village that currently have an 
issue with antisocial behaviour. 

 
25. The allowance for waste/recycling is not sufficient (HD3), as it does not account for 

the need for separate paper/card recycling in the houses. And there is no allowance 
for black garden waste bins for any of the dwellings. 

 
Highways Safety 

26. HPC is extremely concerned about the safety implications of adding another junction 
on Highgate Hill, a busy A-road and designated lorry route, in such close proximity to 
Copthall Avenue. If this development goes ahead, it will be third new development 
accessed of this stretch of road over the last few years. Due to the congestion at the 
Hawkhurst crossroads, residents already have great difficult exiting and entering side 
streets and driveways along this stretch of road. Increasing the use of the two 
existing access routes to this development will make this far worse. 

 
27. The collision data used in the transport assessment is only up to 2018. This should 

be updated to include the latest data. We disagree that there is no need to obtain any 
further data, especially considering that Herschel Place only started to be occupied in 
the second half of 2018. This has increased the number of cars joining and leaving 
Highgate Hill in the vicinity of the proposed development. 

 
28. The lack of up-to-date data is even more concerning, given that the KCC scoping 

correspondence (Appendix B of the Transport Assessment) makes it clear that the 
latest 3 years of crash data are required. Even back in March, this was available up 
to September 2019. 
 

29. The swept path analysis appears to show that it would be necessary for a refuse 
vehicle to cross the centre line of the A229. This would be extremely problematic 
from both a practical perspective, the queuing traffic on Highgate Hill would make this 
manoeuvre impossible, and also a safety perspective. 
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30. It is ridiculous to suggest that a further 74 dwellings would have a minimal impact on 

the Hawkhurst crossroads (5.82, planning statement). The suggestion that the Golf 
Club application would result in a "betterment" is disputed strongly by HPC. The 
Parish Council is particularly surprised to see a reference to a mini-roundabout 
replacing the current crossroads - this has never been discussed with HPC at any 
point. Moreover, given the fact that Hawkhurst's crossroads are a key part of its 
heritage, being the Crossroads of the Weald, the assertion by the applicant that the 
addition of a mini-roundabout would have benefits in terms of place-making is striking 
in its arrogance. At this stage, it would be premature to consider the impact of the 
Golf Course application, as this has not been decided. 

 
31. HPC and residents are concerned that there is insufficient parking provision. An 

average of two spaces per unit is quite simply not enough to meet the needs of future 
residents in a village like Hawkhurst, as indicated in the Design & Access Statement. 
There are limited employment opportunities within the village. Public transport is 
limited. The extent to which Hawkhurst residents rely on their cars is seriously 
underestimated, as is evident from the issues with parking experienced across the 
village. 

 
32. However, it is evident from the Transport Assessment, that the Design & Access 

Statement overstates the level of parking. Once visitor spaces and garages are 
removed from the figures, there is an average of only 1.7 spaces per unit. 

 
33. Having underestimated the requirement for parking, it seems highly likely that the 

applicant will have also underestimated the amount of traffic this development will 
generate. The number of vehicle movements in Table 5-1 of the Transport 
Assessment seems very low for 74 dwellings. 

 
34. When considering the Hawkhurst crossroads, the queue length summary in Table 3.2 

of the Transport Assessment appears to understate the existing situation, particularly 
on Highgate Hill, when compared to the figures put forward by KCC Highways in the 
Ockley/Heartenoak appeal. Table 7-3 also understates the current situation. 

 
35. Table 6-1 does not include all of the committed developments, even though KCC 

Highways made it clear that all committed development should be included. 
 

36. The requirement for a £1000 public transport contribution per dwelling has no 
beneficial impact on Hawkhurst. This is retained centrally by KCC and, as far as we 
are aware, none of it has been allocated to buses serving the village, and there is no 
requirement or intention for it to do so. 

 
37. The planning statement (5.82) indicates that the additional traffic through the 

Hawkhurst junction would be one vehicle every two minutes. This equates to 30 
additional vehicles an hour, above the 22 additional trips that KCC considered would 
have a severe residual cumulative impact at Ockley/Heartenoak. The Inspector 
concurred, considering "that there would be significant adverse impacts from the 
development on the transport network (in terms of capacity and congestion), and 
harm to general highway safety in the area. It would therefore conflict with Policy 
CP3 of the CS and Policy TP4 of the LP, and with paragraphs 108 and 109 of the 
Framework." 

 
38. In the White House Judicial Review, the judge recognised that Hawkhurst crossroads 

was over capacity. He stated that HPC's fears of an ever-increasing material 
worsening of the Junction were not inevitable as each case would still need to be 
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judged on its own merits. He judged that "KCCs actions in objecting to the greater 
impacts of the Ockley application and to the emerging Local Plan allocations as a 
whole illustrate that KCC itself is continuing to scrutinise closely the effects of further 
development on the Junction. The fact that they consider that this particular 
application does not cause any material impact (given the very low level of traffic 
generated) does not mean that it will allow the Claimants concern of death by a 
thousand cuts to materialise." 

 
39. In light of this, it seems only reasonable that this application should be refused on 

Highways grounds. 
 

40. Whilst the issue of the proposed AQMA has been considered, the assumption 
appears to be that the increase in traffic resulting from this development will have no 
impact. The conclusion that there is no Air Quality Action Plan for Hawkhurst is 
hardly helpful given that this is scheduled to be produced in 2021. 

 
Flood Risk and Drainage 

41. As TWBC is aware, this is a very sensitive issue in Hawkhurst generally, and this site 
is particularly badly affected. The stream that this site abuts regularly floods with 
sewage and has to be pumped out by Southern Water. This is despite Southern 
Water's view that it is operating within capacity; a view that is not shared by the 
residents of the village. 

 
42. It is extremely concerning that the Flood Risk Assessment has not identified this 

issue. There also seems to be a lack of awareness that the sewers in Hawkhurst are 
combined foul and surface water. 

 
43. HPC made the developer aware of the particular issues with flooding/drainage in this 

location. Therefore, we are surprised to see that only the parking areas will be 
constructed using permeable paving. More consideration needs to be given to this 
aspect of the design. We suspect that the gradient of the site also increases the 
likelihood of issues with flooding. Properties at the bottom of Highgate Hill already 
suffer from flooding, and there is nothing in this application that reassures us that this 
development will not make this worse. 

 
44. In their response to the consultation on the draft local plan, Southern Water made it 

clear that there was currently insufficient capacity in the wastewater network to serve 
this development and that reinforcement of the network would be required. "This 
reinforcement will be provided through the New Infrastructure charge to developers, 
and Southern Water will need to work with site promoters to understand the 
development program and to review whether the delivery of network reinforcement 
aligns with the occupation of the development. Connection of new development at 
this site ahead of new infrastructure delivery could lead to an increased risk of 
flooding unless the requisite works are implemented in advance of occupation. 
Southern Water has limited powers to prevent connections to the sewerage network, 
even when capacity is limited. Planning policies and conditions, therefore, play an 
important role in ensuring that development is coordinated with the provision of 
necessary infrastructure, and does not contribute to pollution of the environment, in 
line with paragraph 170(e) of the revised National Planning Policy Framework 
(NPPF) (2019)." In light of this, it is extremely concerning that Southern Water had 
not been notified of this application (12th November) when HPC contacted them. 

 
45. This statement relates to capacity within the network and does not address the lack 

of capacity at the treatment plant. In 2019, Southern Water indicated that 
Hawkhurst's southern treatment plant had capacity for less than 70 new houses. 
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Environmental Concerns 

46. This development will impact on wildlife - bats, badgers, birds, GCN, other reptiles 
and dormice. HPC requests that all of the outstanding surveys should be undertaken 
before a decision is made in respect of this application. 

 
47. HPC objects to the demolition of buildings that have been confirmed as bat roosts. 

We find it hard to see how this application meets the requirements of paragraphs 170 
and 174 of the NPPF to minimise impacts on and provide net gains for biodiversity. 

 
48. We were surprised that we could not find a Landscape & Ecology Management plan 

within the documentation. Presumably, this will be provided before the application is 
determined? 

 
49. Policies HD3 and HD4 of the NDP both require the efficient use of water (including 

grey water storage), electricity and energy. HPC considers that this application 
shows a lack of ambition in this respect and, therefore, does not comply with the 
NDP. The lack of consideration of biomass is disappointing, especially considering 
this was one of the elements that the High Weald AONB Unit considered favourably 
in the previous application. It is also evident that very few of the dwellings include 
provision of working log burners/chimneys as required by the NDP. 

 
50. HPC strongly objects to this application for the reasons outlined above and the many 

relevant points raised by residents of the village in their objections. 
 

51. However, if TWBC are minded to approve this application, HPC would like to see the 
following amendments/requirements: 

 
52. An increase in affordable housing to the minimum of 40% as proposed for greenfield 

land in the draft local plan and a requirement that affordable housing will be provided 
on the basis of a local connection cascade. 

 
53. Names of the new roads should reflect the history and site's current name so as to 

be clearly placed in Hawkhurst. 
 

54. In order to limit the amalgamation of Highgate and the Moor, and to limit the impact 
on Little Switzerland, a much-loved designated green space, development should be 
restricted to parcels 1, 8, 6 and 7. 

 
55. Any removal of trees and hedgerows should be replanted at least in line with 

Hawkhurst's Tree and Hedgerow policy. 
 

56. The £1000 public transport contribution per dwelling needs to make a meaningful 
difference to transport within the village. HPC would be willing to work with TWBC & 
KCC to explore options for this, but strongly objects to the current proposals. 

 
57. A robust condition that will not allow development to commence until Southern Water 

has put in place the necessary improvements to both their network and the treatment 
plant 

 
Southern Water – Raise no objections with the following comments:- 

 
58. The submitted drainage layout shows (801.02 Rev-P1) that the applicant is proposing 

to abandon a public foul sewer. Any public sewer diversion proposals shall be 
approved by Southern Water under Section 185 of the Water Industry Act. An 
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application should be made using Southern Water's Developer Portal at: 
developerservices.southernwater.co.uk/ 

 
59. Please see the attached extract from Southern Water records showing the 

approximate position of our existing public foul sewers assets crossing in the 
development site. The exact position of the public foul sewers assets must be 
determined on site by the applicant in consultation with Southern Water before the 
layout of the proposed development is finalised. 

 
60. Please note: 

− The 150 mm and 300 mm public foul sewers requires a clearance of 3 meters on 
either side of the gravity sewers to protect it from construction works and to allow 
for future access for maintenance. 

− No development or tree planting should be carried out within 3 meters of the 
external edge of the public gravity sewers without consent from Southern Water. 

− No soakaway, swales, ponds, watercourses or any other surface water retaining 
or conveying features should be located within 5 meters of a public sewer. 

− All existing infrastructure should be protected during the course of construction 
works. 

 
61. We have restrictions on the proposed tree planting adjacent to Southern Water 

sewers, rising mains or water mains and any such proposed assets in the vicinity of 
existing planting. Reference should be made to Southern Water's publication “A 
Guide to Tree Planting near water Mains and Sewers” 
 

62. (southernwater.co.uk/media/1642/ds-tree-planting-guide.pdf) and the Sewerage 
Sector Guidance (water.org.uk/sewerage-sector-guidance-approved-documents) with 
regards to any landscaping proposals and our restrictions and maintenance of tree 
planting adjacent to sewers, rising mains and water mains. Furthermore, it is possible 
that a sewer now deemed to be public could be crossing the development site. 
Therefore, should any sewer be found during construction works, an investigation of 
the sewer will be required to ascertain its ownership before any further works 
commence on site. Our investigations indicate that Southern Water can facilitate foul 
sewerage disposal to service the proposed development. Southern Water requires a 
formal application for a connection to the public foul sewer to be made by the 
applicant or developer. 

 
63. To make an application visit developerservices.southernwater.co.uk and please read 

our New Connections Services Charging Arrangements documents which are 
available on our website via the following link: 
southernwater.co.uk/developing-building/connection-charging-arrangements The 
planning application form makes reference to drainage using Sustainable Urban 
Drainage Systems (SuDS). 

 
64. Under certain circumstances SuDS will be adopted by Southern Water should this be 

requested by the developer. Where SuDS form part of a continuous sewer system, 
and are not an isolated end of pipe SuDS component, adoption will be considered if 
such systems comply with the latest Sewers for Adoption (Appendix C) and CIRIA 
guidance available here: 
water.org.uk/sewerage-sector-guidance-approved-documents/ 
ciria.org/Memberships/The_SuDS_Manual_C753_Chapters.aspx 

 
65. Where SuDS rely upon facilities which are not adoptable by sewerage undertakers 

the applicant will need to ensure that arrangements exist for the long-term 
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maintenance of the SuDS facilities. It is critical that the effectiveness of these 
systems is maintained in perpetuity. Good management will avoid flooding from the 
proposed surface water system, which may result in the inundation of the foul 
sewerage system. Thus, where a SuDS scheme is to be implemented, the drainage 
details submitted to the Local Planning Authority should: 

− Specify the responsibilities of each party for the implementation of the SuDS 
scheme. 

− Specify a timetable for implementation. 

− Provide a management and maintenance plan for the lifetime of the development. 
 

66. This should include the arrangements for adoption by any public authority or statutory 
undertaker and any other arrangements to secure the operation of the scheme 
throughout its lifetime. The Council’s technical staff and the relevant authority for land 
drainage consent should comment on the adequacy of the proposals to discharge 
surface water to the local watercourse. 

 
67. Land uses such as general hardstanding that may be subject to oil/petrol spillages 

should be drained by means of oil trap gullies or petrol/oil interceptors. The impact of 
any works within the highway/access road on public apparatus shall be assessed 
and approved, in consultation with Southern Water, under a NRSWA enquiry in order 
to protect public apparatus. Please send these enquiries to 
Developer.Services@southernwater.co.uk. 
 

68. The following condition is requested should planning permission be granted 
 

69. “Construction of the development shall not commence until details of the proposed 
means of foul and surface water sewerage disposal have been submitted to, and 
approved in writing by, the Local Planning Authority in consultation with Southern 
Water.” 

 
70. This initial assessment does not prejudice any future assessment or commit to any 

adoption agreements under Section 104 of the Water Industry Act 1991. Please note 
that non-compliance with Sewers for Adoption standards will preclude future adoption 
of the foul and surface water sewerage network on site. The design of drainage 
should ensure that no groundwater or land drainage is to enter public sewers. 

 
Natural England – Raises objection with the following comments:- 

 
71. Natural England objects to this planning proposal as who consider it would have a 

major adverse impact on the purposes of designation of the High Weald Area of 
Outstanding Natural Beauty (AONB). 
 

72. The application site falls wholly within the boundary of the High Weald Area of 
Outstanding Natural Beauty (AONB). AONBs are nationally important landscapes 
designated to conserve and enhance their natural beauty. National planning policy 
affords the highest status of protection in relation to the conservation and 
enhancement of landscape and scenic beauty, and advises that development in 
AONBs should be limited in scale and extent. Major development should be refused 
unless exceptional circumstances can be demonstrated.  

 
73. As this site is considered by your authority to represent major development in an 

AONB1, it should be assessed against the criteria set out in National Planning Policy 
Framework (NPPF) paragraph 172. Noting that the proposal is not supported by an 
allocation in the adopted Local Plan, we consider that an assessment of the need for 
and location of a development of this scale should be undertaken at a strategic and 
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District-wide level. Furthermore, Natural England is concerned that the size and scale 
of the proposal would result in major adverse impacts on the special qualities of the 
High Weald AONB. We consider that the impacts of this proposal on the AONB 
cannot be overcome through mitigation. Given these considerations it is currently 
unclear how the requirements of paragraph 172 have been met with regards to this 
proposal.  

 
74. Natural England understands that your authority is currently unable to demonstrate a 

five year housing supply, and relevant adopted local plan policy is considered 
out-of-date with regards to decision making. Nevertheless, our view is supported by 
the NPPF, which states (in paragraph 11) that where plan policy is considered 
out-of-date, development proposals should not be approved where NPPF policy 
protecting areas of importance provides a clear reason for refusal. In this case, we 
refer to NPPF policy 172, which affords the highest level of protection to the AONB, 
and provides a strong reason for restricting the overall scale, type or distribution of 
development in the area. 

 
75. It is considered that it would be premature to consider this proposal before its merits 

have been properly tested as part of the emerging local plan process. Considering 
the stage of the draft local plan, which includes the application site as a proposed 
allocation (AL/HA 6), Natural England is concerned that determining an application 
for major development affecting an AONB outside of an adopted local plan would 
undermine the plan making process. We consider any decision on this site made in 
advance of the local plan determination risks predetermining decisions about the 
scale and location of new development within the AONB which, is in Natural 
England’s opinion, a central issue in relation to the proposed local plan and should 
inform reasons for refusing this application (NPPF paragraph 49).  

 
76. Natural England considers that development of this site represents part of a strategic 

approach to distribution of development in the AONB through the new local plan. The 
impact on the AONB as a result of developing this site (both individually and 
cumulatively with other proposed allocations) is of significant concern. We are 
committed to working with your authority on this matter, however, given our (as yet 
unresolved) concerns, we recommend that with reference to NPPF paragraph 48, it 
would be inappropriate to attribute weight to emerging plan policy in the 
determination of this application. Instead, we consider that the provisions of the 
NPPF can inform decision making, including paragraph 172.  
 

77. Considering the scale of the development proposed, the environmental impacts 
associated with the proposal in this location, and the potential to undermine the plan 
making process, NE strongly advise that the planning application is refused and the 
suitability or otherwise of this site determined through the local plan process.  

 
78. Development proposals for this site may be more acceptable if the size and scale are 

significantly reduced. In accordance with the NPPF, High Weald AONB Management 
Plan and the Landscape Sensitivity Assessment for the site, any development 
proposed for this area should be small scale and sensitive to the character of the 
landscape.  

 
KCC Flood and Water Management (22/02/21) – Raise no objections with the following 
comments:- 

 
79. The proposed drainage scheme for the construction of 74 dwellings at Hawkhurst is 

acceptable for this development. The proposed use of permeable paving, attenuation 
tanks, hydrobrake flow controls and attenuation ponds to slow down the water 
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leaving the site is adequate with run off rates proposed being the equivalent or below 
existing run off rates. 

 
80. The existing ditches surrounding the site are to be retained in the drainage scheme. 

The watercourses are known to receive surface water flows from off-site and we 
would recommend that the ditch should be maintained and enhanced to reduce the 
risk from flooding from flow conveyed through the site. 

 
81. Sufficient clearance appears to be present to maintain the watercourses on site, 

however it should be ensured that buildings or permanent structures are at least 5m 
away from the banks of the watercourse to protect against flood risk and ensure 
sufficient space for maintenance. 

 
82. We note, as detailed in the Flood Risk Assessment, the surface water flood flow path 

running through the site in a north to south direction and the FRA's statement 
"Properties are located way from any surface water flood routes." We will expect for 
this to be further clarified in the detailed design submission. Furthermore we would 
advise that as part of the detailed design submission we will expect for it to be 
demonstrated that, in addition to it being evidenced that existing run off rates are not 
exceeded, that the volume of water leaving site does not exceed the existing amount. 

 
83. The modelling calculations submitted evidence surcharging of the network for the 1:1 

year rainfall event, there should be no surcharging in the network for any rainfall 
event below the critical 1:30 year event and will expect for this to be 'designed out' as 
part of the detailed design. 

 
84. Should your authority be minded to grant permission for the above development, we 

would recommend conditions are attached covering a detailed sustainable surface 
water drainage scheme and a Verification report. 

 
KCC PROW – Raise no objections with the following comments:- 

 
85. Public Footpath WC189 is south of the development site. Public Footpath WC192 is 

west of the site. The location of these paths can be found on the attached map. The 
existence of these Public Rights of Way is a material consideration. 

 
86. As a general statement, the KCC PRoW and Access Service is keen to ensure that 

their interests are represented with respect to our statutory duty to protect and 
improve PRoW in the County. The team is committed to working in partnership with 
Tunbridge Wells Borough Council to achieve the aims contained within the KCC 
Rights of Way Improvement Plan (ROWIP). This aims to provide a high quality 
PRoW network, which will support the Kent economy, provide sustainable travel 
choices, encourage active lifestyles and contribute to making Kent a great place to 
live, work and visit. 

 
Walking and Public Access to the Countryside. 

87. The illustrative landscape masterplan shows path connections from the meadow area 
with Public Footpath WC189. This path link is supported, as it would provide a 
convenient off-road walking link between the development site and the surrounding 
PRoW Network. 

 
Impact on Public Footpath WC189 

88. While this Public Footpath may be located outside the application site boundary, the 
proposed development would still have an impact on this right of way. This is 
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because the rights of way would provide a convenient access link between the 
development site and the surrounding area. 

 
89. Considering the paths likely increase in use, opportunities should be taken to make 

improvements to this important path, which will increasingly serve as a sustainable 
off-road access link between the development site and the surrounding area. The 
path is currently unmade and rural in character. In general it is open in nature and the 
surface is able to support an increase level of use, however the section through 
woodland where the path crosses the stream is more constricted and has been 
identified as benefitting from surface improvements.. In order to attempt to secure 
this off-site improvement, a developer contribution should be provided of an amount 
in the region of £9,200. 

 
Summary 

90. On balance, I have no objection to the proposal provided that our considerations are 
taken into account and the public rights of way network is not obstructed by the 
development. We also have requirements for improvements and if the proposal is 
approved.  
 

91. If you are minded to approve the application, I ask that you make the following 
conditions; 

 

− That a Section 106 contribution is sought to a level no less than 

− £9,200 be provided to KCC for the purposes of improving the surface and 
environment of Public Footpath WC189. 

− Reason: As mitigation for the predicted increase in use by new residents and 
visitors to the area. 

 
92. Finally, I should be grateful if you would bring the following to the applicant’s 

attention: 

− No furniture, fence, barrier or other structure may be erected on or 

− across Public 

− No furniture, fence, barrier or other structure may be erected on or 

− across Public Rights of Way without the express consent of the 

− Highway Authority. 

− There must be no disturbance of the surface of the Public Right of Way, or 
obstruction of its use, either during or following any approved development 
without the express consent of the Highway Authority. 

− No hedging or shrubs should be planted within 1 metre of the edge of 

− the Public Right of Way. 

− Please also make sure that the applicant is made aware that any planning 
consent given confers no consent or right to close or divert any Public Right of 
Way at any time without the express permission of the Highway Authority. 

− No Traffic Regulation Orders will be granted by KCC for works that will 
permanently obstruct the route unless a diversion order has been made and 
confirmed. If the applicant needs to apply for a temporary traffic regulation order 
whilst works are undertaken, I would need six weeks notice to process this. 

 
KCC Contributions (26/04/2021) – Raise no objections with the following obligation 
requests:- 

 
93. Primary Education – £4,642.00 per house and £1,160.50 per applicable flat = Total 

£271,557.00 (Contribution to be applied towards Hawkhurst Primary School 
expansion). 
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Cranbrook Hub – £419.63 per dwelling = Total £29,793.73 

94. (Towards Cranbrook Community Hub to accommodate increased demand for 
Libraries, Adult Learning and Social Care generated from the development) 

 
Youth Service – £65.50 per dwelling = Total £4,60.50 

95. (Contributions towards additional resources for the Kent Youth Service in the 
Hawkhurst area) 

 
96. Social Care – All Homes built as Wheelchair Accessible & Adaptable Dwellings in 

accordance with Building Regs Part M 4 (2)  
 

97. Waste – £129.20 per dwelling = Total £9,173.20 
(Towards Tunbridge Wells Waste Transfer Station) 
 

98. A condition securing appropriate broadband telecommunications infrastructure within 
the development. 

 
KCC Highways (Original comments provided on 25/02/21, although superseded by 
final comments received 30/03/21) – Raise objections with the following comments:- 

 
99. Additional Technical Note dated 05.03.21, received 08.03.21 which address the 

comments of KCC Highways dated 25.02.21. A RSA was also received 10.03.21, an 
updated RSA received 15.03.21, a final Designers Response received 24.03.21, and 
site access plan received 30.03.21. The numbering below refers to the TN 05.03.21. 
 

− 2.1.16 PICs – addressed satisfactorily 

− 2.1.17 Hardstanding for northbound bus stop and informal crossing point – now 
addressed (to be secured in S278 should the application be permitted) 

− 2.1.18 Emergency access already used by 2 properties, and these will continue 
to use it along with plots 18,19,20. Also currently used as the access onto 
surrounding agricultural land, and this will cease if development permitted. The 
applicant states that this shows ‘the access is capable of accommodating large 
vehicles without incident’. In addition, the Designer’s Response to the RSA1 
states: 

 

− The [RSA1 Revision B] update notes that these comments would only present a 
road safety issue if this access is to be used by general traffic should there be an 
emergency matter, such as a sudden road closure preventing general access. 
This is not intended to be the case, with access to the wider site via this route 
only available for emergency vehicles responding to an incident whilst the access 
is blocked. The updated Stage 1 RSA thus indicates that the proposed 
emergency access arrangement would not present a road safety issue. 

 

− The RSA1 Revision B does indeed make it clear that if the emergency access is 
not for general traffic, problems 2.2 and 2.3 are not relevant. The emergency 
access is therefore acceptable. 

 

− 2.1.22 Emergency access link – 2m with reinforced grass, is to remain 
unadopted. Therefore no comments from KCC Highways. 

− 2.1.28 Inset parking bays now proposed on Highgate Hill – swept paths now 
acceptable. 

− 2.1.30 The visibility calculations have been updated to use Manual for Streets 
(MfS) parameters in both directions: These calculations are acceptable. The most 
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recent plan, 04609-TR-0001-P12, submitted 30.03.21 shows these visibility 
splays are achievable within the confines of the site boundary/highways 
ownership. Should this application be granted permission, a condition should be 
imposed requesting that prior to commencement on site, visibility splays of 2.4m 
x 87.8m to the north (0.75m offset) and 2.4m x 58.5m to the south (0.75m offset) 
to be provided on site, assessed and signed off by the KCC Agreements team. 
This is to ensure the visibility splays assessed in the RSA1 are achieved. 

− 2.1.32 It is agreed that relocating the existing parking into a layby removes 
previous concerns regarding the unacceptable 1m offset. The applicant has 
reduced the offset to 0.75m which has been accepted by KCC Agreements Team 
in this location. 

− 2.1.45 Re the emergency access, the applicant states: The proposed 
development is forecast to generate a total of one vehicle movement turning out 
of the access in the AM peak hour in addition to one vehicle movement forecast 
from the existing dwellings on this access. At all other times throughout the day 
the number of vehicle movements turning out of the access will be significantly 
lower and the additional trips generated by the scheme will be partially offset by 
the removal of agricultural access in this location. The comparison between the 
existing use of the access for residential and agricultural use, and the assertion 
that this access would see one movement in the AM peak result in this being 
acceptable. The problem raised in the RSA1 has been addressed above. 

− 2.1.49 The third party land restrictions resulting in a footway of maximum 1.25m 
in one section are unfortunate and will be a weak link in the developer’s attempts 
to encourage residents to walk/cycle. However, this section is an established 
footway and will serve its purpose in these circumstances. 

− 3.1.2 The inclusion of the ‘Land at Ockley Road and Heartenoak Road’ 
development flows does not skew the argument against further traffic at this 
junction. The ‘Land at Ockley Road and Heartenoak Road’ traffic was assessed 
as having a significant impact on the junction, and development traffic from this 
site has a slightly worse impact in its own right. 

− 3.1.5 KCC Highways objected to application 20/00815/FULL (Turnden, 
Cranbrook) for the same reasons. It is TWBC’s role to balance the comments 
received by consultees and members of the public when deciding whether to 
permit an application. 

− 3.1.10 It remains the opinion of KCC Highways that, whilst the developer’s offer 
to undertake a walking and cycling study is positive, this cannot be counted as 
mitigation and will not result in a significant modal shift. 

 
Hawkhurst crossroads junction 

100. As stated in my response of 25th February 2021, the applicant has assessed the 
current situation at the Hawkhurst crossroads junction, and considered the impact of 
this development with no mitigation at the junction. As stated in paragraph 7.3.5 of 
the TA the crossroads is already operating over capacity. This led the HA to object to 
a planning application for 62 dwellings in 2020 (Land at Ockley Road and 
Heartenoak Road 18/03976). The application was refused at planning committee on 
several ground including highways, and the applicant appealed the decision. The 
applicant estimated that 22 trips would go through the junction in the AM and PM 
peaks. The Inspector noted ‘… the proposed scheme on the appeal site would, in 
any case, result in worsening congestion at the junction’. In paragraph 26 he 
concluded that: 

 
101. …there would be significant adverse impacts from the development on the transport 

network (in terms of capacity and congestion), and harm to general highway safety in 
the area. It would therefore conflict with Policy CP3 of the CS and Policy TP4 of the 
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LP, and with paragraphs 108 and 109 of the Framework. Paragraph 42 of the Appeal 
decision states: 

102. …[the development] would be likely to add, both in itself and cumulatively, to existing 
congestion at the junction of the A268 and A229 in the centre of Hawkhurst. 

 
103. On 9th November 2020 the HA was notified that the appeal had been dismissed. 

This application for 71 dwellings estimates 33 and 32 trips through the junction in the 
AM and PM peaks respectively. With the Ockley Road appeal decision now 
confirmed, the HA would be unable to support a development of this scale without 
appropriate mitigation. The applicant has assessed the impact of the development 
traffic should the Golf Club application mitigation scheme be implemented at the 
junction. It appears unlikely that the junction has capacity for further development, 
and this is evident in table 7-5 which shows the DoS for the junction in 2023 + 
committed development + Golf Club and relief road to be up to 107.2%. With the 
Highgate Hill development proposed the DoS increases to 109.8%. The developer of 
the Golf Club site is aiming to achieve nil-detriment with the proposed junction layout 
in comparison to the existing junction layout and this looks likely to be achievable. 
However there is no spare capacity at the proposed junction for absorption by this 
development. An alternative option to introduce a mini roundabout at the Hawkhurst 
junction alongside the changes introduced through the Golf Club proposal looks more 
promising. However, paragraph 7.3.15 of the TA states this scheme is not being 
proposed as mitigation for this development, and the Hawkhurst Golf Club 
development application has not yet been decided. 

 
104. There are three different solutions to the Hawkhurst junction discussed in the TA. 

The first considers this development coming forward without the mitigation scheme 
proposed through the Golf Club application. As discussed above, the Ockley Road 
appeal decision has been issued, and the HA would be unable to support a 
development of this scale without mitigation. 

 
105. The second scenario assumes the Golf Club application is permitted and the junction 

mitigation scheme is implemented. As shown in table 7-5 the new junction would be 
operating over capacity in the future year without this development. Whilst the 
mitigation scheme satisfies the requirement of the golf club application to achieve nil 
detriment in comparison to the existing junction layout, there is no ‘spare’ capacity at 
the proposed development to absorb the trips from any new development in the 
vicinity. 

 
106. The HA would be unable to support this development based only on the Golf Club’s 

mitigation scheme. The third scenario considers the addition of a mini roundabout to 
the Golf Club mitigation scheme. The results in table 7-6 show some potential, and 
this option could be explored further should the Golf Club be granted planning 
permission. However, the roundabout scheme is not proposed as mitigation for this 
scheme and the application can therefore not be supported by KCC Highways. 

 
Modal Shift 

107. In order to reduce the number of vehicular trips through the junction, the applicant 
has submitted further information in the TAA, which speculates on modal shift by 
existing road users and the residents of the proposed site. 

 
108. The Propensity to Cycle Tool (PCT) can be used to determine where best to deliver 

high quality cycling infrastructure. Whilst beneficial to use PCT to establish this for 
Hawkhurst, the applicant has not determined whether such infrastructure is 
deliverable. Hawkhurst is a hilly village (which PCT does take into account) and has 
limited highway-owned land – especially on the A229 where the tight building line 
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already constrains the width of footways through the village centre. Whilst the 
applicant offers to undertake a cycling and walking study for Hawkhurst ‘to identify a 
series of interventions that could be introduced to maximise walking and cycling’ 
(para 5.2.8 of TA Addendum) this by no means guarantees any significant mitigation 
will be identified. In fact KCC’s Principal Transport Planner in the Transport 
Innovations Team that deals with cycling has stated the following: 

 
109. Cycling and walking will not increase significantly in Hawkhurst, particularly from the 

north (Cranbrook direction) and South (The Moor) without a significant improvement 
in infrastructure. The roads are always busy, quite narrow and steep gradients which 
makes the average resident reluctant to partake in alternative travel options. The 
mention of e bikes and cargo bikes is a starting point and the offer to fund an audit in 
an LCWIP format is commendable however I believe these measures will not reap 
benefits without the necessary infrastructure changes. Those changes would need 
segregated cycle lanes (to offer the required perception of safety) – but is there the 
road width? Probably not OR an off highway route, which without further research I 
couldn’t comment. 

 
110. It seems that the quality infrastructure required to achieve an even small percentage 

modal shift away from the private car is unfortunately unlikely in Hawkhurst. Whilst 
the developer’s offer to undertake a walking and cycling study is positive, this cannot 
be counted as mitigation: in fact the TA Addendum states that any relevant elements 
identified by the study could be ‘delivered by developments or alternative funding 
sources as they come forward’ (para 5.2.8). The applicant is not identifying new 
infrastructure to deliver in order to achieve any modal shift, therefore the number of 
trips going through the junction by local residents and by the residents of this site 
remain at 33 AM trips and 32 PM trips. Paragraph 3.5.4 of the TA states, ‘There is no 
cycle provision within Hawkhurst.  

 
111. Cycling is unlikely to account for a significant mode share, given the distance from 

the village to other large settlements or employment destinations’. This concurs with 
KCC Highways’ appraisal. In addition the proposal for new developments to fund any 
identified infrastructure is flawed, as the Pre-Submission Local Plan (Reg 19) only 
identifies this site for development in the village. 

 
112. Section 5.4 of the TAA suggests that working patterns are unlikely to return to the 

previous situation following the pandemic. This is speculative until data emerges 
post-pandemic. The TAA states that ‘the developer would be willing to provide a 
contribution towards funding the improvement of local public transport services or 
stops… to improve peak time journey frequency between Hawkhurst and Tunbridge 
Wells which is the route that offers the greatest potential for modal shift from private 
cars (para 5.3.4). Whilst this approach has been encouraged by KCC Highways in 
the last few years, the results of the previously mentioned appeal and JR as 
discussed above override this requirement owing to the number of trips this 
development would put through the crossroads in the AM and PM peaks, resulting in 
an objection to this application. 

 
Conclusion 

113. Notwithstanding the comments made above on the details of the scheme, KCC 
Highways object to this application owing to worsening congestion at the Hawkhurst 
crossroads junction and significant adverse impacts from the development on the 
transport network. The mitigation options explored in the original TA are reliant on 
planning permission being given to the Golf Club application, and even then further 
mitigation will be required to enable the additional capacity needed for this 
application. The mitigation proposed in the subsequent TA Addendum (a walking and 
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cycling study and public transport contribution) will not be effective in reducing the 
volume of trips through the junction by existing residents or residents of this site to 
the degree required to make a positive impact. KCC Highways therefore objects to 
this application owing to the significant adverse impacts from the development on the 
transport network (in terms of capacity and congestion). It would therefore conflict 
with Policy CP3 of the CS and Policy TP4 of the LP, and with paragraphs 108 and 
109 of the NPPF. 

 
Officer Comment –  

114. Following the above comments, discussions have been on going relating to potential 
mitigation measures which may be appropriate in the event of a recommendation for 
approval.  As a result a contribution of £1000 per dwelling towards bus services has 
been requested as well as support for cycle parking measures and upgraded 
pedestrian crossing within the High Street (measures put forward by the developer 
within the TA submitted). This is discussed later in this report. 

 
Highways England (19/02/21) – Raises objections with the following comments:- 

 
115. Highways England has been appointed by the Secretary of State for Transport as 

strategic highway company under the provisions of the Infrastructure Act 2015 and is 
the highway authority, traffic authority and street authority for the strategic road 
network (SRN). The SRN is a critical national asset and as such Highways England 
works to ensure that it operates and is managed in the public interest, both in respect 
of current activities and needs as well as in providing effective stewardship of its 
long-term operation and integrity.  

 
116. Highways England will be concerned with proposals that have the potential to impact 

on the safe and efficient operation of the SRN, in this case, particularly the A21 
Flimwell Junction. 

 
Background 

117. We note that there are several current undetermined applications and the emerging 
Local Plan all potentially generating traffic that may distribute to, and hence impact 
on, the SRN. As the Council is aware, the A21 Flimwell Crossroads is already at 
capacity. Consequently, as part of the Golf Course application we are currently 
seeking to agree mitigation for that application. It remains to be seen what additional 
capacity it generates that others could pray in aid of. 

 
118. As a result we are needing to assess extremely carefully all applications to ensure 

their TAs are robust as even small differences in assumptions and calculations could 
make a big difference to whether there needs to be mitigation and what form it needs 
to take. 

 
119. With this in mind, please be assured we have sought to discern the impacts of this 

application from the evidence available, but find that we simply cannot yet. And to be 
fair to all applicants, we need to seek additional information and clarification. 

 
Assessment and Required Actions 

120. Following a review of this application to provide 71 dwellings, alongside car parking, 
cycle parking, sustainable drainage, internal road network, public open space and 
associated landscaping and including the demolition of existing agricultural barn and 
garage and alterations to the existing access from Highgate Hill. Highways England 
requests that further information is provided in order to undertake a full assessment 
as follows: 
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Trip Generation 
121. Various trip generation AM/PM peak hour two-way totals are offered throughout the 

assessment. Para 5.3.2 and Table 502 indicate that  48AM two way trips and 48 PM 
to-way trips  are to be expected based upon the MSOA data for both vehicle and rail 
assessment.  Yet the conclusion (Para 8.1.4) states that 40 two-way AM and 40 
two-way PM trips are to be expected.  

 
122. Highways England accepts the methodology proposed for assessing vehicular trips 

upon the network based upon MSOA data vs that of standardised TRICS data. 
However, we cannot reconcile why the conclusion states there are fewer trips upon 
the network than that of the Transport statement. And as stated above, even a small 
difference could make a difference. 

 
123. ACTION: The applicant to explain and confirm the total number of trips generated by 

the proposed development. 
 

Trip Distribution 
124. No trip distribution has been undertaken onto the SRN (A21 Flimwell Junction).  

 
125. Congestion during the AM/PM peak hours is noted within the vicinity of the proposed 

development and as such, the site would be expected to indicate the quantum of 
traffic headed towards Flimwell Junction. Considerable assessment of distribution 
has been provided within the TS towards Hawkhurst Junction, however Highways 
England notes the following comments: 

 
126. Arc GIS has been used to assign vehicle trips onto the network. Highways England 

will accept this methodology as it is based upon localised data. However, the 
quantum of proposed traffic indicated in the ArcGIS assessment does not match the 
traffic flow splits applied in the traffic flow diagrams.  For example, AM development 
traffic indicates 28 vehicles exit the site (25 nbound, 3 sbound) while 11 vehicles 
enter the site; this equates to 39 vehicles in total – not the 48 indicated in the trip 
generation 

 
127. All proposed traffic flows do not amount to the corrected trip generation identified 

within Table 5-2, but rather to that of the TRICS estimated trip generation of Table 
5-1. 

 
128. The quantum of vehicles approaching Highgate Hill and turning left onto High St are 

suggested to be 35.4% according to the GIS assignment (above); however it is closer 
to 75% in the PM peak and 72% in the AM Peak. This needs to be reviewed 

 
129. ACTION: A revised trip distribution, and assessment of impact upon Flimwell 

Junction/A21 is to be required once the expected trip generation information has 
been confirmed. Traffic flow diagrams for all scenarios should be updated and 
resubmitted. 

 
Hawkhurst Junction: Alternative Roundabout Assessment 

130. While this is a proposed mitigation on the LRN, it could significantly alter trip 
distribution of traffic towards Flimwell Junction, so while unusual, we do need to fully 
assess these proposals. 

 
131. An alternative mitigation scheme in the form of a roundabout, replacing the 

Hawkhurst Junction traffic signals and proposed relief road, has been suggested. It 
indicates a benefit to the highway network in lieu of that of the proposed relief road 
scheme.  
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132. However, the background modelling files for assessment of either the signalised 

traffic junction capacity (with/without) relief road or the alternative roundabout 
scheme have not been provided, only the outputs.   

 
133. Highways England would need to assess the background modelling files in order to 

provide any comments to the LPA on the proposed scheme. Highways England 
would need accurate information to ensure that any onwards journeys towards 
Flimwell Junction/A21 can be calculated correctly. 

 
134. ACTION: Full modelling files, and background supporting evidence, should be 

provided for the junction capacity assessment of  
 

− the existing signalised junction at Hawkhurst,  

− the alternative roundabout scheme and  

− the resultant impact on junction capacity at Flimwell Junction/A21. 
 

Conclusion 
135. As can be seen from the above, further evidence is required to support this 

application (from the perspective of its locational impact) in order to provide sufficient 
information to assess whether the proposals would be likely to avoid an unacceptable 
impact the safety, reliability and / or operation of the SRN (the tests set out in DfT 
C2/13 paras 8 to 11 and MHCLG NPPF2019 para 108 to 111).    

 
136. Consequently, we request that the Council refrain from determining the application 

(other than a refusal if it so wishes) until such time as the required information has 
been received, assessed and agreed.  

 
Further Comments (02/03/21) – Raise no objections with the following comments:- 

 
137. I write with reference to the additional information submitted to Highways England 

(and copied direct to you) by Matthew Franklin at PJA on 19 February in response to 
our initial comments on the application also dated 19 February.  

 
138. We will be concerned with proposals that have the potential to impact on the safe 

and efficient operation of the SRN, in this case, particularly the A21 Flimwell 
Junction. 

 
139. We have assessed the further information provided with regards to trip generation, 

trip distribution and alternative arrangements for Hawkhurst Junction, since the 
outcomes could impact on the safety and operation of the A21 Flimwell Junction.   

 

− We note that 

− 86% of all traffic from the site is expected to head north to Hawkhurst Junction, 
with 35% turning left towards Flimwell. 

− the revised Transport Assessment Addendum (PJA, 04609 Jan 2021) indicates 
that the overall trip generation expected to arrive at Flimwell Junction is 9 AM and 
5PM two-way movements, resulting in approximately one vehicle movement 
every 6-7 minutes.   

− the Hawkhurst Roundabout (alternative arrangement) would primarily impact the 
Local Road Network and would be for Kent County Council Highways to assess 
and make any representations / recommendations they wish to;  



 
Planning Committee Report 
12 May 2021 

 

− based on the submitted evidence we are satisfied that the traffic arriving at 
Flimwell Junction as a result of the alternative arrangement would not exceed 
that of the proposed development traffic indicated above.  

 
140. Based upon the original and latest evidence submitted, we are now content that the 

quantum of traffic has been appropriately assessed, and that the development will 
not materially affect the safety, reliability and/or operation of the SRN (the tests set 
out in MHCLG NPPF 2019 Paras 108-111 & DfT Circ 02/13 Paras 8 -11) in this 
location and its vicinity.   

 
141. Therefore, no objections are raised. 

 
High Weald AONB Unit – Raises objections with the following comments:- 

 
142. In summary, the High Weald AONB Unit objects to this proposal because large scale 

developments to meet wider housing demand are inappropriate in this nationally 
designated landscape and cannot be integrated into this landscape without 
detrimental effects and a significant change in its character. The proposed 
development is contrary to NPPF 172 because there are no exceptional 
circumstances to justify the development and it would not be in the public interest.  

 
Legal and National Policy Background 

143. It is the responsibility of the Local Planning Authority to decide whether the 
application meets legislative and policy requirements in respect of AONBs. Section 
85 of the Countryside and Rights of Way Act 2000 requires local authorities to have 
regard to ‘the purpose of conserving and enhancing the natural beauty of AONBs’ in 
making decisions that affect the designated area.  

 
144. The National Planning Policy Framework paragraph 172 requires great weight to be 

given to conserving and enhancing landscape and scenic beauty in Areas of 
Outstanding Natural Beauty, which have the highest status of protection in relation to 
landscape and scenic beauty. The conservation of wildlife and cultural heritage are 
important considerations in all these areas. The scale and extent of development 
within these designated areas should be limited.  

 
Major Development 

145. Paragraph 172 of the NPPF states that “Planning permission should be refused for 
major development55 other than in exceptional circumstances, and where it can be 
demonstrated that the development is in the public interest. Consideration of such 
applications should include an assessment of:  

a) the need for the development, including in terms of any national 
considerations, and the impact of permitting it, or refusing it, upon the local 
economy;  

b) the cost of, and scope for, developing outside the designated area, or 
meeting the need for it in some other way; and  

c) any detrimental effect on the environment, the landscape and recreational 
opportunities, and the extent to which that could be moderated.  

 
146. Footnote 55 says: “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 noted that the 
previous application for 50 dwellings on part of this site was treated by the Local 
Planning Authority as major development so it is assumed that this one will be as 
well.  
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147. NPPF paragraph 11d) says that where the policies which are most important for 

determining the application are out-of-date (for instance because the LPA cannot 
demonstrate a five year supply of housing land) they should grant permission unless:  

 
148. “i) the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 
proposed6; or  

 
149. 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”.  

 
150. Footnote 6 includes Areas of Outstanding Natural Beauty for which NPPF 172 is the 

key policy. The applicants consider that major development meets the exceptional 
circumstances tests in NPPF 172 because the Borough Council cannot demonstrate 
a five year supply of housing land. However, as the Parish Council rightly points out, 
when dismissing the appeal for 62 dwellings at Ockley/Heartenoak in Hawkhurst 
(18/03976/OUT), the Inspector notes that the shortfall is small and concludes at 
paragraph 47:  

 
151. “As a result of the above, I find that the proposal would conflict with policy as laid 

down in Paragraph 172 of the Framework, in that there are no exceptional 
circumstances to justify the development and that, on balance, it would not be in the 
public interest”.  

 
152. This was a very recent decision (8th October 2020) which postdates the previous 

decision by TWBC on part of this site to refuse planning permission for 50 homes 
only on highway grounds, and the Inspector’s decision on the application of NPPF 
172 is a material consideration of significant weight. In contrast the proposal to 
allocate this site in the draft Local Plan should be given very little weight because the 
Plan is at an early stage and the allocation has attracted significant objections 
including from the High Weald AONB Unit and Natural England (NPPF 48). The 
agent for this application has suggested that, if the development is considered to 
meet the exceptional circumstances test in NPPF 172, then there is no longer a ‘clear 
reason for refusing the development’ and therefore that the tilted balance in part d ii) 
is re-engaged. This is incorrect and out of step with the way that NPPF 11 (and its 
predecessor NPPF 14) have been interpreted by decision-makers including the 
courts. Where a decision-maker considers that there are exceptional circumstances 
that justify major development in an AONB an un-tilted balance should be applied 
when weighing up the harm and benefits of the proposal, giving great weight to the 
conservation and enhancement of the AONB as required by NPPF 172.  

 
Local Policy 

153. The High Weald AONB Management Plan has been adopted by all the relevant local 
authorities with land in the AONB as their policy for the management of the area and 
for the carrying out of their functions in relation to it, and is a material consideration 
for planning applications. It is a key document in deciding whether a proposal has a 
significant adverse impact on the purposes for which the area has been designated 
(and is therefore major development) and in considering any detrimental effect on the 
environment, the landscape and recreational opportunities, and the extent to which 
that could be moderated.  

 
154. This is a significant extension to the village of Hawkhurst and needs to be considered 

in the context of the Hawkhurst Neighbourhood Plan, which was made part of the 
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statutory development plan by Tunbridge Wells Borough Council on 26 March 2018. 
In particular, Policy HD1(b) Exceptions for Larger-Scale Developments states “Larger 
development of 10 or more houses will only be supported if it can be demonstrated 
that there are exceptional circumstances as prescribed by the NPPF and if it can be 
demonstrated that their impact on the sensitive AONB landscape setting and the 
considerable environmental constraints of Hawkhurst can be effectively mitigated”.  

 
155. In our view the High Weald AONB is a small scale landscape which can only 

successfully accommodate small scale organic growth to meet very local needs. 
Large scale developments to meet wider housing demand is inappropriate in this 
nationally designated landscape and cannot be integrated into this landscape without 
detrimental effects and a significant change in its character.  

 
TWBC Housing – Raise no objections with the following comments:- 

 
156. Affordable provision is considered acceptable. Housing provider have confirmed that 

all of the ground floor apartments as well as the houses have been designed to 
M4(2) however the FOG’s and first floor apartments cannot be designed to M4(2) as 
there is no lift provision.  In addition 1no. 3-bed house (plot 62) has been designed to 
M4(3). 

 
157. The affordable housing should be secured via a Section 106 agreement. The 

affordable housing should be allocated to households with a local connection to 
Hawkhurst first with a cascade to the adjacent parishes if there are not enough 
households in Hawkhurst. This would be a clause in the S106 agreement for 
nominations. 

 
TWBC Conservation and Urban Design Officer – Raise no objections with the following 
comments:- 

 
158. This is a combined application for two former separate sites.  The combination of the 

two increases the level of impact on heritage assets, but in my view also allows for 
more ways for this to be better mitigated as a combined scheme, and certainly 
improves the urban design of the development with better defined character, and 
connectivity, which were concerns raised with the previous application 
18/01063/FULL for the larger site further from Highgate Hill. I have identified positive 
elements to the proposed design, taking into account constraints and opportunities of 
the site, but also harm to five designated heritage assets.  Please note that I 
understand that the views below are my officer opinion, which will be taken into 
account as part of the decision making process with all of the other matters that need 
to be considered to reach a balanced planning recommendation or decision.   

 
DESIGN 

159. The layout and appearance of this proposal follows extensive pre-application advice 
and the character areas as proposed are supported, particularly the considered use 
of materials and along with these the High Weald Colour Guide.  The farmsteads 
guidance SPD has also been used to inform the loose courtyard arrangement which 
is an AONB typology.  The materials palette generally is acceptable to me as being 
appropriate to the locality and each individual building style, and the boundary 
treatments (detailed condition needed) are well-considered and appropriate to their 
interfaces.  The only comment I have to make is that the black weatherboarding on 
units 7, 8 and 9 appears odd as these are designed as purely residential units 
without an agricultural character, that I can see – as noted in the DAS, the black 
weatherboarding used in the area and more widely is only seen on agricultural 
buildings.  The Lane, I believe, is particularly effective as a discrete character area, 



 
Planning Committee Report 
12 May 2021 

 

but one that utilises similar features to others, with an overall strong identity to the 
proposed development. 

 
160. However, whilst there are several merits to this scheme as demonstrated by the 

design process set out in the Design and Access Statement, I disagree that the 
proposal would have no impact on the Hawkhurst-Highgate, and Hawkhurst – the 
Moor conservation areas. 

 
CONSERVATION AREAS 

161. DAS 3.11 - I note that it is contended that the gap between Hawkhurst Highgate, and 
Hawkhurst the Moor, will not be harmed visually by the development, which does 
appear to be largely the case as it will be difficult to see it in contextual views.  
However, as with my comments on the original Dandara scheme, nevertheless this 
does extend the built form in plan form of the Highgate settlement as a contiguous 
residential development on the southern edge.  The DAS accurately identifies the 
morphology of the Highgate Hill corridor, with Copthall correctly identified as a small 
hamlet in its own right, with a cluster of residential development, the tollgate, and a 
farmstead.  This forms part of the setting of the Conservation Areas.  Harm to the 
setting of each Conservation Area as described in my original comments will remain: 
‘The built form, landscaping and activity that will be the result of the proposed 
development will clearly harm the setting of the Moor in particular, but also 
Hawkhurst High Street because of the additional built form between the two and loss 
of the important distinction between them. Paragraph 4.4 of the conservation area 
appraisal notes that all three of the Hawkhurst discrete conservation areas are within 
sight of each other but ‘exhibit very different characteristics reflecting their historic 
development’. Referring again to the NPPF, in my view (paragraph 192) the new 
development overall would not make a positive contribution to local character and 
distinctiveness by introducing further built form into the rural setting between both 
conservation areas (existing 20th century development here is already seen as being 
harmful’.  However, following extensive pre-application discussions, whilst I can 
advise that less than substantial harm will be caused to the two conservation areas, 
in my view this is on the mid to low end of the scale due to the demonstrative 
response of the layout and design to local distinctiveness, including landscaping 
(though I defer to the comments of the Landscape and Biodiversity Officer).  The 
harm is at a slightly higher level, in my view, than that caused to the significance of 
the listed buildings as described below, as the separation of the two settlements is an 
essential part of appreciating their significance as very distinctly settled areas of 
Hawkhurst as a whole.  I therefore disagree that the presence of the site will not be 
experienced as part of the setting of the two Conservation Areas, as stated in the 
heritage statement.  The site will certainly be perceived when moving between the 
two conservation areas – the entrance will be legible. 

 
LISTED BUILDINGS 

162. Impact on the listed buildings near to the site has been discussed throughout the 
application process.  Whilst the western side of the proposed development will 
encroach into the open, edge of settlement setting of the listed buildings on Highgate 
Hill, the character area of this part of the development assists in responding to its 
context and mitigating this harm, which is on the low end of less than substantial 
harm as it is limited to the change in their wider rural setting.  The heritage 
statement’s conclusions are that the listed buildings are best appreciated now as 
residences in well defined curtilages – I disagree with this.  Whilst I can appreciate 
the limited functional relationship of the land with Cockshott and with Rose Cottage, it 
nevertheless forms part of its larger rural backdrop, as part of a little cluster of historic 
development in isolation to Hawkhurst.  The proposed development would dilute this 
historic relationship, which forms a part of the significance of Cockshott and Rose 
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Cottage.  However, as above, in my view this is a low level of less than substantial 
harm, but not the lowest end as set out in the statement. 

 
163. As with the 2018 application, I disagree that there will be no impact on the 

significance of the Church of All Saints.  The harm would be on the low end of less 
than substantial, however, as it affects only one element of setting that contributes to 
the significance of the listed building.  My previous comments were as follows:  
‘There will be less than substantial harm caused by the introduction of further 
housing encroaching into the rural setting of the town which will therefore compete, in 
terms of scale, with the church as what was originally a very prominent landmark in a 
relatively small settlement. The way in which the church will be experienced in 
approaches and the views from it towards the development will be harmed by the 
additional residential built form. However, I welcome the retention of the open spaces 
in regards to views, and the grouping, use of topography and density of the proposed 
development, which assists in minimising harm to these views’. 

 
164. To conclude, there are many elements of the design of this proposal that have merit, 

following extensive pre-application discussion.  In regards to the impact on the 
heritage assets, I disagree with the conclusions reached in the heritage statement, as 
set out above.  I believe that harm on the low end of less than substantial harm will 
be caused to Cockshott Farmhouse, Rose Cottage and All Saints Church.  I believe 
that a slightly higher level of less than substantial harm will be caused to the 
Hawkhurst – Highgate and Hawkhurst – The Moor conservation areas. 

 
TWBC Environmental Services (22/02/21) – Raise no objections with the following 
comments:- 

 
165. The site is in a semi-urban & rural area, but traffic noise is unlikely to be a significant 

problem for this particular site.  
 

166. I note that the site is outside the Tunbridge Wells Air Quality Management Area but 
the scale of this development and its site position warrants both an Air Quality 
assessment and an Air Quality Emissions Offsetting/Mitigation Calculation condition. 
In addition, the Environmental Protection Team at TWBC are aware of a number of 
other planning applications for residential properties to be built in and around 
Hawkhurst. The applicant needs to consider the cumulative impacts of this 
development and other proposed residential developments in the area.  

 
167. NB. Recent air quality monitoring in Hawkhurst has identified a potential exceedance 

of the annual mean objective for NO2 on the A229 Cranbrook Road near to the main 
crossroads in Hawkhurst. The Council have recently commissioned a detailed 
assessment of Hawkhurst by Air Quality Consultants Limited. The purpose of the air 
quality modelling assessment is to determine if an Air Quality Management Area 
should be declared by Tunbridge Wells Borough Council for this area in Hawkhurst. 
This development will have a direct impact on traffic in the Cranbrook Road.  

 
168. I note that no Air Quality Emissions Reduction calculation has been provided yet, but 

a Brook Cottage Consultants Air Quality Assessment has been received (reference 
2095 dated August 2020). This latter assessment concludes that the implementation 
of a dust management plan prior to works commencing on site, will help ensure there 
will be no significant effect on the local community. Additionally, a negligible impact 
on air quality was predicted at 51 receptors, plus a slight adverse impact at one. 
Regarding cumulative effects, a sensitivity test was undertaken to consider the 
cumulative impact of the proposed development with the proposed but not consented 
development at the Hawkhurst Golf Course. “This scheme includes a Relief Road 
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that will move traffic from Cranbrook Road, where an Air Quality Management Area is 
proposed, to the High Street. The combined impacts of this and the proposed 
developments are substantial or moderate benefits at half the receptors modelled.” 
Nitrogen dioxide levels in the proposed Air Quality Management Area are predicted 
to be very low. Concentrations increase along High Street but remain well below the 
objective but the large change in concentrations means several receptors are 
predicted to have moderate adverse impact. “Overall, the results of this sensitivity 
test is considered to be beneficial and significant.”  

 
169. Having looked at the air quality assessment, I consider that since there is a predicted 

slight adverse impact at one receptor, plus the Hawkhurst Golf course application 
and relief road have not been approved; (plus Environmental Health have not had 
time to confer with KCC over the effect of the proposed mini-roundabout mentioned 
in section 7.3.14 of the Transport Assessment. The applicant should be required by 
condition to carry out an Air Quality Emissions Offsetting/Mitigation Calculation and 
will need to submit mitigation schemes as part of the development proposal. 
Measures include EV charging points for all properties, cycle storage and low NOx 
boilers and other schemes. Further details can be found in the HM Government 
Reducing emissions from road transport: Road to Zero Strategy.  

 
170. I also note that a PJA Travel Statement has been submitted (refence 04609 dated 

August 2020), and this includes an action plan for implementing the Travel Plan 
which will be supported during the first 5 years of the proposed development. In 
relation to the above I note that a Transport Plan has been provided (reference 
version A dated 7th August 2020) and this states in conclusion that:  

 
(a) The impact of the traffic generated by the proposed development has been 

assessed through junction modelling of the site access and the Hawkhurst 
crossroads. The site access is expected to operate well within capacity, with 
minimal queuing and delays. The KCC model of the Hawkhurst crossroads was 
requested, but this was not provided and therefore not used. PJA instead 
prepared a LINSIG model based on the junction layout and signal specification 
data.  

(b) Hawkhurst crossroads currently operates over capacity, and is expected to 
continue operating over capacity in the future with background growth and 
committed developments. Whilst the proposed development would result in a 
small increase in delays and queuing at this junction, a maximum of six 
additional vehicles queuing on an arm will not change road users expectations or 
result in unpredictable journey times therefore the effect cannot be considered 
severe in the context of the NPPF.  

(c) The impact of the proposed development with the golf course development and 
proposed relief road has been considered and assessed as a sensitivity analysis 
to assist KCC; it is not required to be undertaken as the Golf Course planning 
application has yet to be determined and is not therefore committed 
development. This shows the practical reserve capacity with proposed 
development would be a betterment over the situation without the relief road or 
proposed development, and it is therefore concluded that the impact of the 
proposed development again cannot be considered severe. An alternative 
scheme* for the junction in this scenario has been considered which offers a 
betterment of the cumulative impact of all developments. A proportional 
contribution towards the delivery of this scheme can be offered should this be 
necessary.  

 
171. *NB. Alternative scheme…  
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1. I note from section 3.2.9 that the Golf Club proposals (19/02025/HYBRID) include 
a relief road between the A229 Cranbrook Road and the A268 High Street. The 
proposed relief road would comprise a 7.0-metre-wide carriageway with a 
continuous 1.8-metre-wide footway along the southern edge. “As set out in the 
planning application documentation for the golf course, it is expected that this will 
be complete and open to traffic in 2023. The A229 Cranbrook Road arm of 
Hawkhurst Crossroads will be closed to through traffic following the delivery of 
the relief road, with north-south HGV movements redirected via the A268 High 
Street to Flimwell Crossroads. General traffic will be able to use the High Street 
to link between the relief road and the Hawkhurst crossroads.” But this scheme 
has not yet been approved.  

 
2. Section 7.3.14 of the Transport Assessment notes “The queues and delays 

associated with a mini-roundabout would be a significant improvement over those 
associated with a three arm signalised junction with relief road, and also an 
improvement over the future baseline. This option would therefore represent a 
better alternative to accommodate the cumulative impacts of all development 
within Hawkhurst than that currently proposed as part of the golf course scheme.”  

 
In addition to the above I note that:  

172. Hawkhurst Golf course application & associated relief road have not been approved 
yet, and so any positive cumulative effects of this current proposal with the latter 
cannot be relied on vis a vis the effects of the discussed road layout regarding 
proposed mini-roundabout associated with this current application.  

 

173. Plus there are other planning proposals in the area which may need to be 
cumulatively considered in any future AQ and Transport Assessments associated 
with future planning applications, such as TW/20/00815 (land adjacent to Turnden 
Hartley Rd Cranbrook) some 7km to the South.  

 
174. Based on information from the contaminated land & historic maps databases there is 

an indication of land contamination some 30m to the North of part of the site. This 
and the historical use of the site for agricultural purposes leads me to believe that it 
would be prudent to attach a contaminated land condition to any permission granted. 
In this respect I also note that a Merebrook Phase 1 Geo-Environmental Assessment 
(reference DS-20993-17-347 DATED September 2017) has been submitted in 
support of this application, and this concludes that a further Phase II intrusive ground 
investigation is undertaken to include the chemical and geotechnical analysis of soils, 
in conjunction with a hazardous gas risk assessment.  

 
175. The application form states that foul sewage will be dealt with via mains system; and 

there are no known Private Water Supplies in the vicinity. Details regarding any 
external lighting should be required as a condition of any planning permission 
granted. Any demolition or construction activities may have an impact on local 
residents and so the usual conditions/informatives should apply in this respect. Any 
building being demolished/converted should be checked for the presence of asbestos 
and any found should only be removed by a licensed contractor.  

 
176. Overall, it is recommended that the application is approved subject to comments 

above and conditions plus informatives below. 
 

Officer Comment: - 
177. Please note that since the above comments were provided, an appeal has been 

logged against non-determination of the proposed development at the Hawkhurst 
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Golf Club.  The Council has subsequently advised that permission would have been 
refused for this development and this will now be the subject of a future appeal.   

 
TWBC Landscape and Biodiversity Officer (14/01/2021) – Raised the following 
comments: - 

 
178. I have previously commented on an application for the larger part of the site 

(application 18/01063 49 dwellings) and supported the application which was 
ultimately refused on highway design grounds.  This application is broadly the same 
but now includes land to the north west connected with a residential property on 
Highgate Hill called Westfield the inclusion of which enables direct access onto 
Highgate Hill.  Westfield and the associated land was the subject of extensive pre 
application discussions and received detailed considerations as application 19/01253 
for 31 residential dwellings.  Whilst the Westfield site was broadly acceptable in 
principle for residential development (part previously developed, part inside the LBD 
with the remainder hard up against the LBD) the applicant was unable to provide a 
satisfactory scheme and it was ultimately withdrawn. 

 
179. The integration of the two developments enables what was considered an acceptable 

scheme in planning application 18/01063 to potentially overcome the reason for 
refusal.  It was a notable part of the refused scheme that the approach to design, the 
AONB and landscape was considered to be exemplary. The question then posed by 
joining the two sites was whether that design quality could be transferred to the land 
at Westfield and whether the two sites could be successfully integrated. 

 
180. The application is well supported by appropriate studies and plans which I have 

considered and I make just a few observations. The Design and Access Statement 
shows a clear rational for the layout and a well thought out approach to design and 
character areas including materials and boundary treatments. The landscape 
masterplan provides a clear relationship between built development, retained 
features and new landscaping that respects the site context and condition. 

 
181. The landscape and visual impact assessment has been carried out by a suitable 

professional to a recognised methodology and as such its findings are broadly 
accepted although as is common with such studies that contain a great deal of 
professional and subjective judgements I do not agree with all that it contains.  It’s a 
thorough piece of work but like many such assessments it separates out the AONB 
as a whole, where as it is such a large area effects are minimal, and treats the site 
separately almost as if it is not part of the AONB or is a lesser part. For the site the 
assessment concludes a Medium-High value and Medium-High sensitivity with 
Medium magnitude of change resulting in a Moderate adverse effect. Whilst these 
effects will lessen and the site will over time become more integrated into the 
landscape the effect of development on a greenfield site is predicted to remain 
Moderate overall. I do not disagree with the final conclusion although the initial harm 
may be higher and the mitigation more effective than suggested such that the final 
result is the same.  Whilst noting that such a level of harm is almost inevitable for a 
greenfield site in a similarly sensitive landscape it must be remembered that this sis 
till an impact on the AONB and must be given great weight. 

 
182. The plan shows a strong frontage along the main access road and at the entrance 

and nodal points. The use of bespoke locally sourced chestnut and fencing types is 
particularly welcomed. There is some concern with the panting/boundary treatments 
within the farmyard courtyard but this can be addressed by condition. Fencing should 
be provided for the woodland to prevent causal access and domestic pets. 
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183. The outline Woodland Management Plan discusses the approach to be taken which 
is helpful but as the title suggests it is outline only and will need further details.  
These can be secured by condition.  As noted above the woodland for the most part 
should be fenced off to discourage casual access and domestic pets. Gates can be 
provided for management and for controlled public access. 

 
Ecology 

184. Reports as previously have been prepared by suitable professionals to a recognised 
methodology and so the findings are broadly accepted. My previous comments on 
the application for the majority of the site concluded that there were limited effects on 
protected species and where required a European protected species licence (GCN, 
and dormice) was likely be granted. Effects on these species are now likely to be 
slightly greater due to the increase in site area and new features affected and the 
project will now include the destruction of a bat roost and so a further licence will be 
required. However it remains my view that subject to the mitigation proposed that 
these licences are likely to be granted and that there is scope for sufficient mitigation 
for these species on site.  In respect of bats a bat loft for Brown long eared bats is 
required which will need to be incorporated into one of the buildings. 

 
185. The site also offers sufficient land and features to provide mitigation for small 

mammals including hedgehogs, reptiles and amphibians, birds, badgers and 
invertebrates. As before a more detailed scheme of mitigation and enhancements is 
required but this can be secured by condition/legal agreement supported by a LEMP. 

 
186. My comments in August 2018 were that “whilst the net benefit is not articulated in 

any detail, noting the comments above and the extent of retained and enhanced 
habitats I have a high degree of confidence that this will be the case”. The applicant 
has been advised that a biodiversity net gain calculation using the DEFRA 
Biodiversity Metric and net gain report is required for this application to demonstrate 
that a biodiversity net gain can be achieved in line with the current NPPF and 
emerging legislation. This has not yet been provided. Whilst I remain reasonably 
confident that a net gain can be achieved on site it is important that this is clearly 
demonstrated through application of the Metric. 

 
Conclusion 

187. Details of landscaping, ecology and long term management (including a LEMP) need 
to be secured by condition and/or legal agreement but the information provided 
indicates that a satisfactory scheme can be achieved. The combining of the two 
previous sites is overall beneficial in broader planning as well as design terms. The 
design approach and quality evident in the previously supported scheme for the 
wider site that was so positively received has been successfully applied to the 
additional site.  Consequently, subject to the necessary conditions and legal 
agreements and all other matters being satisfactorily resolved I feel able to offer my 
support for this application as I did for application 18/01063. It would be preferable to 
have the net gain calculation prior to determination. 

 
Further comments 20/02/2021 

188. I have reviewed the revised scheme noting the change in connectivity to the existing 
settlement. This is a significant benefit and an improvement to the scheme. My 
previous comments therefore remain valid. I would recommend a separate condition 
requiring a Biodiversity net gain submission prior to commencement as this will be 
needed to inform the LEMP. 

 
Final comments 26/02 
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189. I am in receipt of the Biodiversity Net Gain report for the above development FPCR 
27 February 2021. This concludes that there will be net gain in area units of +1.85 
units (+4.52%) and linear units of +1.31 units (+16.07%). It must be noted that the 
Metric is just a proxy and does not include all biodiversity effects both positive and 
negative and so an overall conclusion requires a professional judgement. Whilst the 
area gain is below 10% the 10% is not yet mandatory and the 10% has been 
exceeded for hedgerows. The judgements in the report for both existing and 
proposed habitats are not unreasonable. Whilst it is possible to interrogate and 
dispute figures provided the nature of this site and the development are such that I 
am confident in an overall prediction that the scheme is likely to provide a 
measurable net gain for biodiversity. Consequently the report is accepted and 
demonstrates that the proposed development is policy compliant for biodiversity net 
gain. 

 
TWBC Planning Environmental Officer (30/04/21) – Raise no objections with the 
following comments:- 

 
190. The Energy and Sustainability Statement by Briary Energy (August 2020) has been 

reviewed. The applicant is proposing to meet the criteria of existing policy described 
within the TWBC Renewable Energy SPD to first reduce emissions by 7.3% and then 
offset 10% of site wide carbon emissions through the use of renewable energy 
generating technology (PV). 

 
191. This approach is compliant with existing local policy and thus I can support it and 

recommend conditions are applied to secure this. 
 

192. However, the national policy picture described in the report is somewhat out of date 
and does not mention the 2019 amendment to the Climate Change Act and 
associated national and local net zero targets. Prior to further detailed design, I 
strongly encourage the applicant to familiarise themselves with TWBC’s latest 
Position Statement* relating to this topic (and latest stage for the New Local Plan), 
and to look again at their emissions to determine if more can be done. 

 
TWBC Tree Officer (23/02/21) – Raises the following comments:- 

 
193. As this scheme is in effect a merger of earlier applications (18/01063/FULL and 

19/01253/FULL), many of the arboricultural impacts have already been commented 
on by the previous tree officer and the landscape and biodiversity officer, 
respectively. Two arboricultural impacts assessments have been submitted with this 
application, with the formerly separate sites still considered under different 
assessments, both of which incorporate outdated layouts and/or tree survey 
information. There are additionally changes from the earlier schemes which have 
implications for tree retention and protection. 

 
194. Three ashes (T14, T17 and T18) are shown for removal and another (T16) pruned to 

accommodate plot 43. Whilst these are not individually high quality specimens, they 
form the north-east corner of a small secondary woodland, approximately 100 years 
old, which is prominent from Copthall Avenue and forms part of the treeline in views 
from public right of way WC189 to the south, from where it also screens the existing 
houses on Copthall Ave. The position of plot 43 effectively represents permanent 
encroachment into this wooded area, as replacement trees of this scale could not be 
accommodated in the same position. The AIA reports that some of these show signs 
of ash dieback disease, though no evidence of the extent of their symptoms has 
been included. 
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195. There are a number of incursions into the root protection area of oak T20, none of 
which have been fully assessed. This is a large (1.3-metre trunk diameter), mature 
oak which either is now or is likely to become a transition veteran tree and according 
to the AIA is “of high quality, high landscape and significant cultural value”. Oaks of 
this age can have significant rooting activity well beyond the nominal RPA, and 
encroaching into the RPA here is a proposed emergency vehicle access to the south, 
the footprint of a proposed dwelling (plot 18) to the north-west and a proposed 
internal road with new services to the north-east. This latter element is especially 
problematic as it includes a 4m-wide batter on the southern edge of the footway, 
extending beneath the crown spread of the oak. Neither this nor the proposed culvert 
discharging from the batter into the oak’s RPA have been addressed in the AIA. 

 
196. Loss of the ash trees would be regrettable but I am especially concerned about 

impacts to oak T20. Some of the proposed RPA incursions could likely be addressed 
by condition (e.g. specification of the emergency access surfacing and construction 
pressure) but the cumulative impact of these incursions, in particular on potential root 
loss and groundwater changes, would need to be assessed before I would support 
this scheme. 

 
Further Comments (11/03/21) summarised: - 

 
197. A written response from the developer’s Arboricultural consultant has been submitted 

(25/02) in response to the Tree Officer’s views. 
 

198. The points made about fine root turnover are accepted but the proportion of the root 
system affected is larger than is indicated on either AIA, as I do not think the 5.5% 
road incursion figure includes the 4m-wide batter and roots under the batter will not 
survive that extent of filling. Also, crown clearance to the north east should be 
confirmed. 

 
199. An AIA should be submitted regarding the extent of the batter for T5 and its impacts. 

A strong objection is maintained until there is clarity on the batters, their impacts to 
significant trees, construction limitations of the batters and possible mitigation 
measures. 

 
Further Comments (18/03/21) summarised: - 

 
200. A further written response and plan from the developer’s Arboricultural consultant 

has been submitted (15/03) in response to the Tree Officer’s views. 
 

201. There is a discrepancy in the crown size of the oak south of the proposed road 
(FPCR’s T5) on the FPCR and SJA drawings. This is relevant to the degree of crown 
lifting that would be required to construct the batter. Impacts on the oak north of the 
road (SJA’s T5) need to be addressed. 

 
Final Comments (29/03/21) summarised: - 

 
202. A further written response and plans from the developer’s Arboricultural consultant 

has been submitted (22/03) in response to the Tree Officer’s views. 
 

203. Verbal discussion with Tree Officer – The Tree Officer has reviewed this information 
and made a further site visit to inspect the trees in question.  Following this review 
the submitted details are acceptable and whilst some harm would be caused it would 
enable the retention of the tree and would not warrant a reason for refusal.  
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8.0 APPLICANT’S SUPPORTING COMMENTS  
 

− The planning application site is sustainably located in close proximity to the shops, 
services and public transport modes available in the centre of Hawkhurst;  

− The proposed development builds upon the inherently sustainable location by 
facilitating a range of pedestrian and cycle routes through the site, connecting The 
Moor with the centre of Hawkhurst, as well as linking with the existing PROW which 
traverses the site to the east and south;  

− The site is located immediately adjacent to the southern settlement boundary of 
Hawkhurst and would represent a logical, coherent and proportionate extension to 
the settlement;  

− Core Policy 1 of the adopted CS recognises the need for additional homes to be 
allocated on Greenfield sites adjacent to the LBD of sustainable settlements, which 
includes Hawkhurst, to maintain a sufficient phased supply of deliverable and 
developable land; The Council cannot current demonstrate a five year housing land 
supply and therefore the NPPF para. 11 presumption in favour of sustainable 
development is applied to the determination of this planning application; The 
proposed development will deliver 74 new homes which will assist with Tunbridge 
Wells Borough addressing their significant and severe five year housing land supply 
shortfall; The proposed development will deliver policy compliant 35% of homes as 
affordable across a range of tenures to address a significant identified need for 
affordable dwellings in the Borough; The planning application is accompanied by an 
LVIA which explains how the distribution of development on the site has been 
carefully considered to minimise the landscape and visual impact of the proposed 
development; The LVIA goes on to consider a range of mitigation measures which 
cumulatively result in no significant effects to the AONB or local landscape character 
after 15 years establishment;   

− In parallel, the LVIA addresses each of the criteria included in the High Weald AONB 
Management Plan 2019-24, concluding that the proposed development would result 
in a net positive outcome when assessed against the AONB objectives;  

− It is therefore considered that the proposed development would be considered to 
satisfy the NPPF para. 172 exceptional circumstance and public interest test;  

− The planning application keeps open the visually most sensitive eastern field parcel 
to deliver a significant new public open space comprising a wildflower meadow, 
amenity grassland, new tree planting and a local landscape area of play;  

− Likewise, significant areas of existing habitat located on the site are being retained 
and improved in association with the planning application including woodland, 
hedgerows, ghylls, streams and ponds from an ecological, landscape, visual and 
AONB character perspective;  

− The new homes would be served off Highgate Hill with a pedestrian/cycle access 
proposed onto Copthall Avenue;  

− Whilst there are known challenges associated with the existing crossroads in 
Hawkhurst, an assessment of the proposed development, both in combination with 
committed development and the potential Golf Course relief road, could not be 
considered ‘severe’ in the context of para. 109 of the NPPF;  

− Careful regard has been had to housing typologies, vernaculars, design and 
materiality observable in both Hawkhurst and the wider AONB resulting in a bespoke 
urban design approach including the reinstatement of a former west-east route 
framed by strong rooflines and repeating gables; farmstead groupings; ancillary 
cottages and a network of footpaths and shared surfaces;  

− Particular regard has been had to creating contemporary interpretations of farmstead 
groupings which are prevalent within this part of the High Weald AONB. The intention 
is not to try and recreate a former farmstead but instead to understand those features 
- such as building positions; courtyard arrangements; shared surfaces; and building 
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forms – which are observable within the AONB and would assist with integrating the 
development into its landscape context;  

− Any additional demands placed on existing social and community facilities and 
services by future residents of the proposed development would be addressed via 
financial contributions assessed against the CIL regulations and para. 56 of the 
NPPF;  

− A suite of technical documents is submitted alongside this planning application to 
demonstrate no adverse impacts arise in respect of transport; ecology; trees; flood 
risk; drainage; heritage or contaminated land.  

 
9.0 BACKGROUND PAPERS AND PLANS 
 DE284A_001 Location Plan 

DE284A_002 Existing Site Plan 
DE284A_003 Proposed Site Layout Plan 
DE284A_004 Tenure Plan 
DE284A_005 Refuse Strategy 
DE284A_006 Boundary Treatment Plan 
DE284A_007 Car Parking Strategy 
DE284A_105 Street Scenes 01-02 
DE284A_106 Street Scenes 03-06 
DE284A_107 Street Scenes 07-11 
DE284A_108 Street Scenes 12-17 
DE284A_109 Street Scenes 18-19 
DE284A_L_501 Landscape Masterplan 
DE284A_L_502 Landscape Plan (1of2) 
DE284A_L_503 Landscape Plan (2of2)# 
Plans and elevations as follows:- 
LN36_100.01 
LN36_100.02 
LN36_100.03 
LN36_100.04 
LN36_100.05 
LN36_100.06 
LN36_100.07 
LN36_100.08 
LN36_100.09 
LN36_100.10 
LN36_100.11 
LN36_100.12 
LN36_100.13 
LN36_100.14 
LN36_100.15 
LN36_100.16 
LN36_100.17 
LN36_100.18 
LN36_100.19 
LN36_100.20 
LN36_100.21 
LN36_100.22 
LN36_100.23 
LN36_100.24 
LN36_100.26 
LN36_100.27 
LN36_100.28 
LN36_100.29 
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LN36_100.30 
LN36_100.31 
LN36_100.32 
LN36_100.33   
LN36_100.34 
LN36_100.35 
LN36_100.36 
LN36_100.37 
LN36_100.38 
LN36_100.39   
LN36_100.40 
LN36_100.41 
LN36_100.42 
LN36_100.43 
LN36_100.44 
LN36_100.45 
LN36_100.46 
Affordable Housing Statement 
Design and Access Statement 
Planning Statement 
Air Quality Assessment  
Landscape and Visual Impact Assessment 
Ecological reports and Addendum 
Arboricultural reports 
Flood Risk Assessments 
Woodland Management Plan 
Heritage Statement 
Energy and Sustainability Statement 
Archaeological Statement 
Transport Assessments and Addendum 
TA clarification submissions and RSA 

 
10.0 APPRAISAL 
 
10.01 The site is outside the LBD and within the AONB countryside to the south of 

Hawkhurst town centre. The main issues are therefore considered to be the principle 
of the development at this site including the sustainability of the proposal and the 
impact on the AONB/landscape, design issues, residential amenity, 
highways/parking, the impact upon ecology, heritage assets, drainage and any other 
relevant matters.  

 
Principle of Development 

10.02  The majority of the site lies outside the LBD. The adopted Development Plan policies 
seek to direct new residential development in sustainable locations, which is 
indicated by the LBD. However, the fact that the Council cannot demonstrate a 5 
year housing land supply is highly relevant to the consideration of this application.  

 
Housing Land Supply 

10.03 In terms of Housing Supply, the appeal decision at Land at Common Road, 
Sissinghurst (issued on 21/03/16) drew conclusions in respect of housing land supply 
and 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”.  
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10.04  Since this date, work on the Council’s new Local Plan has been progressed with an 
anticipated formal submission date in the summer of 2021. The Plan is currently out 
to Reg19 Pre-submission consultation which runs until 04/06/2021. The Planning 
Practice Guidance and the NPPF (2019) have changed the way that local authorities 
must calculate their housing targets. Local authorities must now calculate housing 
figures through the new Standard Methodology which uses the recently updated 
Household Projections 2016 (released 20/09/2018) to calculate housing targets.  

 
10.05  Para 73 of the NPPF 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.  

 
 10.06 The Council has identified that (inclusive of the 5% buffer required by the NPPF 

2019) it can currently demonstrate a housing land supply of 4.83 years. Work is 
being undertaken on the April 2021 figure but this has not yet been completed and is 
not available. Therefore, despite progress which has been made in identifying sites 
and granting planning permissions the Council still considers that it cannot 
demonstrate a five-year housing land supply. 

 
10.07  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 
(Officer emphasis):  

 
“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.” 
 

10.08 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 policies include AONBs, irreplaceable habitats and heritage 
assets.  

 
10.09 When considered as a whole, the Council does not consider the ‘basket’ of the most 

important Development Plan polices against which this application would be 
determined (Local Plan: LBD1, EN1, EN5, EN25, TP3, TP4, TP5, R2, CS4; Core 
Strategy CP1, CP3, CP4, CP5, CP6, CP12, CP14) to be out of date. Except for the 
sections specifically relating to housing supply targets/numbers, the policies are not 
considered to be irrelevant. NPPF Para 213 states that existing policies should not be 
considered out-of-date simply because they were adopted or made prior to the 
publication of this Framework. Due weight should be given to them, according to their 
degree of consistency with the NPPF (the closer the policies in the plan to the 
policies in the Framework, the greater the weight that may be given).  

 
10.10 As highlighted above, Tunbridge Wells Borough Council has produced a draft 

borough wide Local Plan over the plan period which extends to 2038. This plan has 
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been through regulation 18 consultation and pre-submission consultation is currently 
underway. At present however, the plan holds little weight but 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.  

 
 Draft Local Plan 

10.11 The application site has been included within these draft allocations under Policy 
AL/HA4 as a housing allocation. This policy sets out a number of criteria and again, 
whilst this only holds limited weight at this time, it is appropriate to discuss these 
requirements as below: - 

 
This site, as defined on the Hawkhurst Policies Map, is allocated for 
residential development providing 70-79 dwellings, of which 40 percent shall 
be affordable housing, and significant areas of publicly accessible open 
space, as indicated by the green hatching on the site layout plan. 

 
Development on the site shall accord with the following requirements: 

 
o Any proposals to be for the comprehensive development of the site. 

Proposals for piecemeal development will not be supported. 
 

The proposal does represent a comprehensive development of the site 
and incorporates all envisaged development clusters as well as defined 
areas of open space.   

 
o The provision of the main vehicular access into the site to be from 

Highgate Hill. 
 
Vehicular access into the site is gained only from Highgate Hill.  The 
access from Copthall Avenue (proposed in the previous application) does 
not form part of this submission. 
 

o Emergency vehicle and pedestrian access to be provided to Copthall 
Avenue to the north and Highgate Hill through the southerly point, as 
indicated on the site layout plan. Any application shall demonstrate how 
these accesses will only be usable by emergency vehicles; 

 
Emergency access is provided within the scheme, although this is through 
the Cockshot Cluster and on to Highgate Hill rather than Copthall Avenue.  
This is considered to be more appropriate in design terms and also 
provides a suitable and more direct cycle and pedestrian link for future 
residents.  A pedestrian and cycle link to the north is still provided further 
to the west of the northern boundary which connects to Fieldways. 

 
o There is no unacceptable impact on air quality, having regard to any 

mitigation measures provided; 
 

The application is supported by an Air Quality Assessment which the 
Council’s Environmental Protection Team have been consulted on. The 
comments received raise no objections but do require details of mitigation 
measures to be provided by planning condition.  Such a condition will be 
imposed and will include details of EV charging, use of low nox boilers 
and cycle infrastructure within the site.  Other enhancements to 
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sustainable travel are also secured as part of this development including 
off site cycle parking and upgrading of a pedestrian crossing on the High 
Street as well as £1000 per dwelling contribution to bus services.  This 
package of measures is considered to appropriately mitigate the impact of 
the development upon air quality.  This issue is also discussed in more 
detail later in this report. 

 
o Development shall be located on the areas identified for residential use on 

the site layout plan; 
 
The proposed scheme is in accordance with the identified areas for 
residential use within this policy site plan. 

 
o Regard will 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 a landscape 
and visual impact assessment; 

 
The proposed scheme has been informed by detailed reports assessing 
the arboricultural value of the site as well as the potential impacts of the 
development. The resultant scheme retains the vast majority of existing 
tree and hedgerow coverage within the site and to the boundaries.  
Suitable additional planting would be secured by condition to mitigate any 
which are lost.  A Landscape and Ecological Management Plan (LEMP) 
would also be secured by condition to ensure that suitable measures are 
put in place for the long to management of the site. 

 
o The layout and design of the scheme to give full consideration to the 

location of the site on the edge of the settlement and the setting of listed 
buildings, and to provide a scheme that is sensitively designed and 
provides a suitable edge to the settlement; 

 
This is clearly evidenced within the submitted Design and Access 
Statement and Heritage Statement submitted and is discussed within the 
proposal section of this report. The scheme is sensitive to its edge of LBD 
siting and responsive to its immediate context. 

 
o Proposals to take account of, and respond to, ancient woodland and Tree 

Preservation Orders on site, with the layout and design of the 
development protecting these as informed by an ecological survey 
(including protection and enhancement of the Site of Nature Conservation 
Value to the north and wildflower meadows to the south). If it is justified 
that any protected trees are to be removed, these must be replaced by 
specimens; 

 
Again, a detailed ecological assessment has been submitted and 
supports this application. Discussions have been ongoing between the 
developer and the Council’s Landscape and Biodiversity Officer (L&B 
Officer) with regard to ecological impact and the potential for retention of 
key areas as well as securing their future management via a LEMP. With 
regard to protected trees, there are some impacts here, mainly related to 
the positioning of the internal road linking to the ‘Westfield’ portion of the 
site.  However, discussions have been ongoing between the developer 
and the Council’s Tree Officer concerning the impacts here and the 
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necessary measures to ensure retention and no significant harm is posed 
to the trees in question. 

 
o Provide on-site amenity/natural green space and children’s play space; 

 
A significant area to the east of the site is set aside a amenity/natural 
green space.  The northern part of this site would also incorporate a 
children’s play area also. 

 
o Contributions are to be provided to mitigate the impact of the 

development, in accordance with Policy STR/HA 1. 
 

Obligations have been requested by KCC, NHS and the Parish Council.  
These have been assessed and discussed in detail with the developer 
and a suite of contributions have been agreed with the developer to 
mitigate the impact of the development and which are set out later in this 
report 

 
10.12 The proposed design is considered to have addressed the main requirements of this 

policy in terms of the type of development, characteristics of the scheme, relationship 
to its context and surrounding landscape and the mitigation to of Air Quality impacts. 
Many of these are material considerations in their own right and would be 
addressed/incorporated where possible in any case. Further assessment is outlined 
in relation to these individual elements throughout the rest of this report. 
 

10.13 Footnote 6 policies: Para 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. Paragraph 172 
also states that 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. Paragraph 175 (a) states that if significant harm 
to biodiversity resulting from a development cannot be avoided (through locating on 
an alternative site with less harmful impacts), adequately mitigated, or, as a last 
resort, compensated for, then planning permission should be refused. Paragraph 196 
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 including, where appropriate, securing its optimum 
viable use. These considerations are assessed throughout the rest of this report. 

 
Sustainable Development 

10.14 It is also important to consider 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 para 11 and Footnote 7 
indicate this development should be restricted. Para 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;  
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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.” 

 
10.15 It is therefore clear that sustainability is 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 with regard to the sustainability of the scheme overall.  

 
Economic objective  

10.16 Future occupiers would make a contribution to the social vitality of Hawkhurst, as 
they are likely to use the settlement for some services. Any economic benefits during 
the construction of 71 dwellings would be short-term, and therefore would carry little 
weight. Having said that, there would be a valuable contribution to the economic 
vitality of Hawkhurst from the use of shops, services etc. by the new residents. The 
proposal would also secure financial contributions towards public transport 
improvements, primary education and the Cranbrook Community Hub to provide 
further economic enhancements.  

 
10.17 Employment opportunities within this rural area are limited and it is likely that most 

future residents would travel outside of the village for employment purposes and 
commute to other areas. This could provide further stimulus to the economic vitality 
of the wider rural area. Train services are located at Staplehurst (10 miles to the 
north) and Etchingham (4.5 miles to the south west) which would allow commuting to 
London and other urban areas. In addition to this, a contribution of £1000 per 
dwelling has been requested by KCC Highways to support enhancement of local bus 
services (which includes bus routes to local rail stations). With this in mind, there 
would be a positive economic impact as a result of this proposal and the 
development is considered sustainable from an economic perspective. 

 
Social objective  

10.13 In terms of location, the site abuts the Limits to Built Development (LBD) at the 
western and eastern corners of the site but falls outside of the boundary to 
Hawkhurst.  

 
10.19 Although outside of the LBD, the site provides good connectivity to existing built 

development. This is through the main access directly on to Highgate Hill, from the 
existing access to the west of the site (which is a pedestrian/cycle route and 
emergency access) and as a footpath link to Fieldways to the north. As such, it would 
be possible to walk/cycle to the centre of Hawkhurst which is approximately 0.4 miles 
to the north which promotes sustainable modes of travel for short trips within the 
town. There are a good range of services within Hawkhurst which could be 
comfortably accessed from the site including local shops, restaurants, primary 
school, doctors surgery, bank, dentist, churches and community hall.  

 
10.20 In terms of connectivity, the position of the site allows two main pedestrian routes to 

navigate to the centre of Hawkhurst comprising Highgate Hill and via Fieldways. Both 
are existing residential areas with built up characters. Policy HD1 (B) of the NDP 
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requires that proposals can demonstrate effective physical integration with the 
existing settlement patterns found in and around Hawkhurst. Whilst the site is 
positioned on the outskirts of the existing developed area, it allows good connection 
to the existing settlement.  
 

10.21 The proposed design also utilises the link to Highgate Hill and aims to work with the 
constraint posed by the change in land levels. The units proposed are also positioned 
to respond to the characteristics of the site and allow active frontages but also 
retaining open areas where this would be important (in particular the eastern and 
southern parts of the site). It is considered that the proposed scheme would suitably 
integrate into the existing settlement pattern of Hawkhurst. The previous decision did 
not refuse the application due to the location of the proposed development and this 
related to a design issue only.  This point is discussed in more detail later in this 
report. 

 
10.22 In terms of the housing contribution and the mix of units, the smallest market housing 

units would comprise Six 2 bed houses with the remainder comprising 3 and 4 bed 
houses with two 5 bed. There would be 43 market units in total. The affordable units 
would range from eight 1 bed flats to one 4 bed house and aim to meet local needs 
with 28 in total. The affordable provision has also been revised to respond to the 
requirements of the Council’s Draft Local Plan with 40% provision.  Discussions 
have also taken place with the Council’s Housing Team in an attempt to ensure 
current needs are best catered for. The affordable housing would be secured through 
S106 legal agreement which would include a cascade approach to ensure local 
needs of Hawkhurst residents are met first. Some details have been provided 
concerning tenure split, although this will be negotiated during the S106 process post 
resolution. 
 

10.23 As such, it is evident that the proposal would comprise a meaningful and significant 
contribution to the Council’s Housing Land Supply, including affordable provision and 
therefore, is considered to be sustainable from a social perspective. 
 
Environmental objective  

10.24 In terms of the impact upon the landscape, the site is sensitive due to its location 
within the AONB and landscape setting to the south east of the settlement. A public 
right of way passes to the south east of the site and would offer views of the future 
development (although would also offer benefits in terms of connectivity for future 
residents). The site contains ponds, woodland and pasture with strong boundaries of 
trees and hedgerows with a water course to the southern boundary. The woodland is 
not ancient but provides a significant element to the character of this site and locality.  
 

10.25 The scheme focuses the development within part of the site for a number of 
important reasons. Firstly, this retains a large open area to the eastern side of the 
site to be retained as a landscaped space incorporating grassland and wildflower 
meadows. This would provide a significant and important landscape buffer to the 
development and would also retain an extensive area forming the transition in to the 
countryside. This is considered to be a significant benefit of the scheme. Another aim 
of focusing the development in the manner shown is that this best reflects the 
development pattern of Hawkhurst but also incorporates characteristics of an AONB 
farmstead to the southern part of the scheme with a lower density focusing on a 
central space and careful arrangement of buildings.  
 

10.26 The road layout has been carefully considered so as to provide a link between the 
two areas of the application site (the main area of the site to the south west of 
Fieldways and the area to the rear of Westfield). The design allows the retention of 



 
Planning Committee Report 
12 May 2021 

 

an area of woodland as well as two mature Oak trees as well as providing 
appropriate development space.  This area of the development is closer knit in terms 
of its development pattern which again links to the existing character given that this is 
the closest part of the site to the LBD and can accommodate a more urban feel. It is 
worth noting that the southern area of the site has changed little since the previous 
planning application was considered (18/01063), expect for the integration of the 
additional area of land and whilst maintaining the overall design concept. 
 

10.27 This level of design rationale is considered to be important in the consideration of this 
scheme which aims to deliver a residential development highly responsive to its 
AONB setting and context adjacent to the LBD. Whilst the scheme would be visible in 
views from the north due to its position on lower ground sloping southwards, there 
would be strong foreground vegetation that would filter these views. Similarly, in 
views looking north, the development would be seen in the context of existing 
development on the rising ground beyond the north of the site which would reduce its 
visual dominance and again supports the positioning of the built development as 
proposed.  The retention of the vast majority of the existing hedgerows and trees 
within the site, together with the areas of open space, would help to mitigate the 
impact of the development.  In addition to this, a landscape and ecological 
management plan (LEMP) would be secured by condition providing a framework for 
the long term maintenance and preservation of the green areas within the site, which 
also helps to mitigate the impact of the development. 
 

10.28 Whilst there would clearly be landscape harm by virtue of the introduction of the 
residential development, this harm would be reduced by virtue of the rational and 
quality of the design together with the landscape mitigation secured within this 
scheme. With this in mind, it is considered that the proposal would be sustainable 
from an environmental perspective. A more detailed assessment of the impact upon 
the AONB (including assessment against para 172 of the NPPF) is outlined within the 
sections below. 
 

10.29 Summary of Sustainable Development 
The introduction of a significant amount of built development as proposed within this 
site would result in some harm. Although, as outlined above, the development would 
address the previous reason for refusal, the submission has demonstrated that a 
quality design rational would be delivered including the site layout and level of 
retained landscape features.  The development would provide a valuable 
contribution towards the Council’s five-year supply as well as delivering 40% 
affordable housing (in excess of the current Local Plan Policy which is a key benefit 
alone) and also good connectivity and spatial relationship to the existing settlement. 
 
Impact upon heritage assets 

10.30 A heritage statement has been submitted as part of the application which assesses 
the heritage context of the site, identifies specific heritage assets affected by the 
proposal and concludes the level of harm caused to the heritage assets involved. The 
Council’s Conservation Officer has reviewed the document and the specific 
considerations in regard to each heritage asset as outlined below:-  

 
Cockshott Farmhouse and Rose Cottage  

10.31 This property comprises a former farmhouse and attached Rose Cottage (both Grade 
II listed). The Conservation Officer considers there would be at the low end of less 
than substantial harm to the setting of these buildings caused by the proposal by 
virtue of the introduction of built development encroaching into the open edge of the 
settlement setting of these buildings on Highgate Hill. However, the Conservation 
Officer considers the proposed character area for this part of the development is 
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appropriate and responds to this context which helps to mitigate the harm caused. 
The Conservation Officer considers there would also be some harm due to the 
dilution of the relationship between the buildings and their rural backdrop, but this 
would remain at the low end of less than substantial. It is also noted that the listed 
buildings retain a sizeable curtilage which retains a sufficient immediate setting to the 
buildings. 
 

10.32 It is also important to highlight the removal of the existing barn (located to the south 
east of the farmhouse and Rose Cottage) which is proposed to be replaced by three 
new dwellings and a car port. Whilst the modern barn gives an indication to the 
agricultural function here, it is of no historical interest by itself and therefore, its loss 
would improve the setting of the listed buildings. The proposed replacement buildings 
have been designed to be respectful to this position and include a barn style 
appearance and form. This differs from the rest of the development giving this cluster 
of buildings a distinct character appropriate to their context. Overall, whilst some 
harm would be caused to the setting of these listed buildings, this would be less than 
substantial and would also comprise an improvement with the removal of the modern 
barn.  

 
Tollgate 

10.33 This building is located to the south of Cockshot Farmhouse and immediately to the 
south of the existing access serving Cockshot Barn. The Heritage Statement 
submitted discusses the setting of this building and that this is intrinsically linked to its 
roadside position by virtue of its historical use as a toll house. This will remain 
unchanged. The wider setting of this building is largely restricted by its location, 
however, this is more extensive its eastern side and to the west of the application site 
outside of the redline. The southern area of the western field provides views of the 
upper storey and chimney stack and a partial experience of the architectural interest 
of the building. Some open areas are retained in this field for drainage purposes and 
some views will be retained. In addition to this, the proposed dwellings are looser knit 
in this southern part of the site with a farmstead cluster form which helps to reduce 
the dominance of the development upon the setting of Tollgate and also retain some 
views through to the building. As such, it is considered that the historical significance 
of the building would be preserved.  

 
All Saints church  

10.34 This building is located within the centre of Hawkhurst and fronts on to Rye Road. 
This is approximately 320m to north of the application site at its closest point and sits 
within the context of a number of Grade II listed buildings. The Heritage Statement 
describes the building as a significant local landmark which possesses historic and 
architectural interest. Due to the position of the church, the topography of Hawkhurst 
as well as the extent of existing built development between the church and the site, 
views mainly of the spire are possible within the application site.  

 
10.35 The proposal would see the introduction of built development which will extend to 

Highgate Hill (as opposed to the previous application which was generally within the 
central areas of the site). As such, the Conservation Officer is of the view that some 
of the experience of the church will change as a result of this proposal.  However, 
the site is on land significantly lower than the church and it is important to highlight 
that the eastern areas of the site will remain as open space with no built development 
thus retaining views of the church spire from these views. Overall, it is considered 
that as a result of additional housing development there would be some harm caused 
to the significance of the church by encroaching into its former rural setting. However, 
this would be less than substantial and the proposed layout and the density of the 
proposed development would assist in minimising the harm to these views.  
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Other heritage assets  

10.36 There are two Conservation Areas (CA) (Hawkhurst High Street CA and The Moor 
CA) within the locality of the site. The application site falls outside of both CA’s and 
lies in a central position between the two. 
 

10.37 Similar to the views expressed with the previous application, the Conservation Officer 
considers that there would be some harm caused to The Moor CA in terms of the 
introduction of additional housing impacting upon the distinction between the two 
areas of Hawkhurst and the impact upon the character of a small, ancient rural 
settlement of The Moor. However, The Conservation Officer considers that this harm 
would be less than substantial by virtue of the amount of open areas retained in 
separation between the site and The Moor CA, the density and its presence which 
would be viewed from The Moor in the context of existing modern housing.  

 
10.38 There would also be some harm upon the High Street CA as a result of the additional 

residential development proposed and the expansion of this part of the settlement in 
to a historically open area. Having said that, the position of the site is such that it 
relates well to the existing built form of this part of the settlement and the proposal 
addresses its edge of settlement position by retaining significant open areas within 
the site (particularly to the most sensitive southern and eastern edges). The density 
of the development and the development pattern also help to reduce the impact of 
the development with the use of a central farmstead cluster (a characteristic of the 
rural AONB areas). 
 

10.39 There is some disagreement with the Heritage Statement presented within 
Conservation Officer’s views regarding the presence of the site not being 
experienced and the Conservation Officer is of the view that the site will certainly be 
perceived when moving between the two conservation areas and the entrance will be 
legible. However, this harm would remain less than substantial although slightly 
higher than the harm caused to the listed buildings as discussed above.  
 

10.40 Overall, some harm would be caused to heritage assets although this would be less 
than substantial in all cases. The Conservation Officer has stated that there are 
positive attributes of the scheme as outlined above. The potential impact upon 
heritage assets therefore needs to be considered in the balance of issues which will 
be considered later in this report. 
 
Trees and Landscaping 

10.41 By virtue of the previous applications on this site (18/01063/FULL and 
19/01253/FULL), two arboricultural reports have been submitted dealing with the two 
portions on the red line area. The Council’s Tree Officer (TO) has reviewed this 
information and commented accordingly. 
 

10.42 A woodland pocket is present within the centre of the site (immediately to the south of 
the properties lining Copthall Avenue) which is protected by TPO.  Three ash trees 
are shown for removal here (T14, T17 and T18), their loss is partly due to their 
condition which shows signs of Ash dieback and these trees are not identified as high 
quality which the TO has not disputed. Although, they have a cumulative value in 
regard to the woodland pocket.  A further tree (T16) was outlined for significant 
pruning to accommodate plot 43, although following discussions with the developer 
on this matter and suggested design alterations, plot 43 has been re-sited to give 
more space to T16 and require less pruning.  As such, it is not considered that there 
would be a unacceptable level of future pressure upon T16 for further works or 
removal. The remainder of the woodland pocket would be retained and enhanced 
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with additional planting to its edges in order to preserve its landscape value and 
contribution to local character. It is considered that the tree loss here could be 
mitigated through replacement planting (secured by landscaping condition) and 
therefore would not result in significant harm. 

 
10.43 By virtue of the shape of the site and challenging topography, there are few options 

for the positioning of the access road to link the two sections of the site together. This 
extends between T20 and T5 (both TPO protected Oaks).  The TO has raised a 
number of concerns relating to the specific impacts upon these trees through 
positioning of the road, impact upon the RPA, impact from batter required to 
accommodate the level differences and pruning.  There have been detailed 
discussions between the Council’s TO and the developer’s consultant on this point 
and further written information has been provided as well as plans detailing the 
impact and proposed mitigation.  This includes the provision of Cellweb technology 
to accommodate the weight of vehicle traffic and topography whilst providing minimal 
impacts upon trees and roots.  These measures are proposed for both trees to 
accommodate the access road as well as the emergency access to the south of T20.  
Following review, the Council’s TO finds the use of this measure acceptable. The 
extent of the pruning works of T5 was also outlined which the TO also found to be 
acceptable. At the TO’s request, a revision to one of the arboricultural reports has 
also been provided in order to clarify the tree numbering to resolve any potential 
conflicts between the two reports. As such, whilst there may be some impacts to the 
trees in question, this is unlikely to be significant and both trees are capable of 
retention. This would therefore not warrant a reason for refusal. 
 

10.44 With regard to hedgerows, there would be some removal of minor areas of 
hedgerows which run east to west across the site in order to facilitate connections 
within the development. However, as discussed earlier in this report, this can be 
appropriately mitigated through replacement planting and enhancement of retained 
hedgerows within the site (as discussed within the ecology section above).  
Therefore, it is considered that this impact can be appropriately mitigated. 
 

10.45 Overall, there are some tree impacts with the removal of a small number of trees 
within the site.  However, given the level of tree coverage within the site with the vast 
majority being retained, this loss is not considered to be significant and the protected 
pocket of woodland and oaks to its south western corner would be retained.  The 
hedgerow loss and impacts can be appropriately mitigated also and the landscape 
appearance and character of the site would be largely preserved.  With this in mind, 
whilst there are some impacts upon trees and landscaping, this is not considered to 
be significant or to a level which would warrant refusal of consent and will be 
considered within the overall planning balance detailed later in this report. 
 
Layout and Design 

10.46 The layout and appearance of this proposal follows extensive pre-application advice 
(both prior to the previous application 18/01063 and post decision prior to the 
submission of this application). This includes discussions around how the proposed 
layout could cater for the typography of the site including how the access road could 
deal with the gradient with access leading from Highgate Hill.  Through detailed 
design work, this has been appropriately accommodated and able to run through the 
site linking to Highgate Hill whist retaining important landscape assets. This removes 
the issues with the previous scheme in terms of connection to Copthall Avenue for 
vehicular access.  This was the focus of the previous reason for refusal (as outlined 
earlier in this report) and as such, it is considered that the proposed layout addresses 
this reason in full. 
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10.47 As outlined in the sections above, the design rational for the site has been carefully 
considered to reflect the spatial context of the site, its landscape character (in 
particular the AONB designation) as well as the wider character and typology of the 
area.  This has resulted in a sensitive scheme containing various character areas to 
enable a targeted and individual response to the constraints at play. The character 
areas proposed continue to be supported as well as those which are newly 
developed. The Council’s Conservation and Urban Design Officer has commented 
positively regarding the considered use of materials together with these the High 
Weald Colour Guide which is a good aspect of this scheme. Minor points were made 
regarding a small number of individual plots, which can be resolved by a suitable 
materials condition to ensure the quality of the scheme is realised. The farmsteads 
guidance SPD has also been used to inform the loose courtyard arrangement which 
is an AONB typology.   
 

10.48 In terms of the dwellings themselves, the elevations proposed are appropriately 
articulated and relate well to their street positioning. They work well within the street 
frontages and include several different house types.  The proportions vary to 
respond to the house type characteristics and the individual character areas which is 
considered an appropriate design solution. Conditions will be imposed to ensure 
particular features of the buildings are appropriate, again to ensure the quality of the 
scheme is realised.  This includes depth of window recess, dormer windows and 
positioning of utility boxes.  

 
10.49 Overall, the layout and design of the proposed scheme is supported and a key 

benefit of this scheme which will be assessed as such within the overall planning 
balance detailed later in this report.  

 
 Ecology 
10.50  The application is supported by detailed ecological assessments which have been 

assessed by the Council’s Landscape and Biodiversity Officer (L&B Officer).  These 
reports set out the potential ecological impacts of the development upon habitats and 
protected species and also sets out appropriate measures to ensure any impacts are 
appropriately mitigated.  It is noted that the L&B Officer advised on the previous 
application that impacts upon protected species was low and were supported.  Given 
that the site area has now increased and incorporates land to the north west in 
addition, potential impacts are likely to be slightly greater.  The reports submitted 
outline a number of potential impacts upon protected species (Great Creasted Newts 
and Dormice) as well as other species which is explained below: - 

 
 Great Crested Newts 
10.51 Presence of GCN was confirmed on site and a further fifteen waterbodies were 

identified within the local area.  Not all could be surveyed and given that a population 
was recorded on site as well as appropriate habitats present, mitigation is necessary.  
Firstly, it is important to note that the ponds within the site (where the population was 
recorded) are retained. Mitigation measures involving site clearance and habitat 
creation are stated within the submitted reports which will be secured by condition as 
well as a Landscape and Ecological Management Plan (LEMP) which will have a 
wider remit within the site and will assist in providing appropriate mitigation. A licence 
from Natural England would also be needed due to the protected status of the 
species and the L&B Officer considers this is likely to be granted in view of the 
findings and measures as set out within the reports.  As such, the potential impact 
upon GCN would not be significant and can be mitigated. 

 
 Dormice 
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10.52 Presence of Dormice was confirmed on site within the woodland areas and 
hedgerows. Minor areas of hedgerows would be removed as part of this development 
to provide access/connection, although the vast majority of the hedgerows (as well as 
woodland) are retained.  To mitigate this removal, new species rich native areas of 
planting would be installed within the site to replace this habitat including enhancing 
retained hedgerows as well as entirely new areas of planting (details to be secured 
by condition).  Also, suitable protective fencing would be used around the retained 
hedgerows to protect them during the construction phase of the development. Similar 
to GCN, a licence from Natural England would also be needed due to the protected 
status of the species and the L&B Officer considers this is likely to be granted in view 
of the findings and measures as set out within the reports.  As such, the potential 
impact upon Dormice would not be significant and can be mitigated. 

 
 Bats 
10.53 Presence of common pipistrelle, soprano pipistrelle and brown long-eared bats were 

confirmed on site at Westfield House.  This building would be retained as part of the 
development and directional lighting is suggested here to minimise impact. Five trees 
are proposed to be removed to facilitate the development which were classified as 
having potential for bat roosting, although no evidence was found as part of the 
survey work. This is not considered to be a significant impact, and additional tree 
planting will be provided within the site as well as protection of remaining potential 
roosts. Other bat species were recorded which use the site for commuting/foraging 
purposes, and whilst some of this natural habitat would be lost as part of the 
development, significant areas of open space are secured within the scheme 
together with retained woodland, hedgerows and additional landscaping. The reports 
recommend the installation of bat boxes/tubes within the development to provide 
replacement and additional roosting provision. A bat loft for Brown long eared bats is 
also required which will need to be incorporated into one of the buildings. A sensitive 
lighting scheme for the development would also be needed which would also be 
secured by condition. Similar to the species above, a licence from Natural England 
would be needed due to the protected status of the species and the L&B Officer 
considers this is likely to be granted in view of the findings and measures as set out 
within the reports.  As such, the potential impact upon Bats would not be significant 
and can be mitigated. 
 
Other species 

10.54 The scheme incorporates significant areas of open space where landscaping would 
be retained and enhanced which offers sufficient land and features to provide 
mitigation for small mammals including hedgehogs, reptiles and amphibians, birds, 
badgers and invertebrates. As such, the potential impact upon other species would 
not be significant and can be mitigated.  
 
Biodiversity Net Gain 

10.55 Paragraph 170 of the NPPF requires developments to provide net gains for 
biodiversity and following discussions between the L&B Officer and the applicant’s 
ecologists, metric calculations for the potential biodiversity net gain have been 
provided. This concludes that there will be net gain in area units of +1.85 units 
(+4.52%) and linear units of +1.31 units (+16.07%). The L&B Officer has pointed out 
in his comments that that the Metric is just a proxy and does not include all 
biodiversity effects both positive and negative and so an overall conclusion requires a 
professional judgement. Having considered this in detail, the L&B Officer is of the 
view that the nature of this site and the development are such that confidence in an 
overall prediction that the scheme is likely to provide a measurable net gain for 
biodiversity is reasonable. With this in mind, the submitted net gain report is accepted 
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and appropriately demonstrates that the proposed development is policy compliant 
and achieves biodiversity net gain. 
 

10.56 Overall, as outlined above the impacts of the development upon habitats and 
protected species can be appropriately mitigated and through a series of measures 
including additional landscaping, protection of retained habitats, bird/bat boxes, a 
detailed LEMP etc, and net gain for biodiversity can be achieved. As such, the 
proposal would deliver a slight positive impact upon biodiversity/ecology overall 
which will be considered in the balance of issues later in this report. 

 
Drainage 

10.57 The proposal includes a Sustainable urban Drainage Scheme (SuDS) within the site 
to manage the drainage of surface water. This includes a number of features to 
attenuate surface water within the site including the use of permeable paving, 
attenuation tanks, hydrobrake flow controls and attenuation ponds to slow down the 
water leaving the site. KCC Flood and Water Management have been consulted on 
this and consider this approach to be adequate with run off rates proposed being the 
equivalent or below existing run off rates. 
 

10.58 This use of these measures would also enable the surface water scheme to utilise 
the existing topography of the site to help accommodate the surface water flows with   
the existing ditches surrounding the site to be retained within the drainage scheme. 
In addition, any buildings or permanent structures should at least 5m away from the 
banks of the watercourse to protect against flood risk and ensure sufficient space for 
maintenance. 
 

10.59 The comments from KCC go on to state that the existing watercourses that run 
through the site are known to receive surface water flows from off-site and it is 
recommended that the ditch should be maintained and enhanced to reduce the risk 
of flooding. A number of conditions have been requested by KCC which comprise a 
detailed sustainable surface water drainage scheme, (including details of operation 
and maintenance of the scheme) and a verification report. These conditions are 
considered to be reasonable and would meet the relevant tests for conditions and 
therefore will be included within the recommendation below. Details of the existing 
watercourses as highlighted above would be provided as part of these conditions.  

 
10.60 In terms of foul water drainage, the development proposals will seek to discharge into 

Southern Water public sewer which crosses the site. The developer requires consent 
to discharge foul drainage from the new development into the public sewer through 
an application to Southern Water, which sits outside the planning process. Southern 
Water have confirmed that foul sewerage disposal from the site can be 
accommodated and facilitated by the application process. Southern Water have 
requested a condition requiring full details of sewerage disposal to be submitted.  
This is considered appropriate in this case and will be included within the 
recommendation below.  

 
10.61 Overall, there are not considered to be any significant drainage issues at this site 

which cannot be dealt with by planning conditions. Overall, the drainage impact here 
is considered to be neutral. 
 
Residential Amenity 

10.62 The layout of the dwellings is such that they are not considered to overlook the 
dwellings in Copthall Avenue. The units are considered to be appropriately positioned 
and sufficiently far from the common boundary so as not to overlook the 
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neighbouring properties within Fieldways. There is therefore not considered to be any 
significant impact upon their amenity. 
 

10.63 Policy EN1 addresses a loss of outlook from nearby occupiers. For an ‘outlook’ to be 
substantially harmed the impact must be far greater than a simple change of view. 
The preservation of a private view or the corresponding impact on adjoining property 
values through the loss of that view are not material planning considerations. The 
separation distances between the proposed dwellings and those around it are not 
considered to create any overshadowing, substantial loss of light or overbearing 
impact such that outlook can be considered to be significantly and detrimentally 
harmed.  
 

10.64 The increased traffic along Highgate Hill and through the proposed emergency 
access (serving units 18-20) would potentially create some additional noise, 
disturbance and inconvenience to existing residents. However, this would not be 
significant to demonstrate harm to their residential amenity to a level that could justify 
a refusal of planning permission.  
 

10.65 The future occupiers of the properties would each have reasonable to good sized 
private gardens (as shown on the indicative plans) which would provide adequate 
amenity space.  
 
AONB impacts 

10.66 This is assessed in more detail below, but in summary, it is considered that overall 
there is likely to be significant localised harm to the AONB but this can be reduced 
through a sensitive approach, detailed design and securing long term management 
of the landscape areas. The AONB and landscape harm would be as a result of the 
introduction of additional residential dwellings into an open Greenfield area. The 
proposal offers opportunities to improve some aspects of the site in terms of 
landscape character and appearance as well as ecological enhancements.  

 
Development Plan and NPPF AONB and landscape policy 

 
10.67 Adopted Development Plan Policy (including Core Policies 4 and 14) requires the 

conservation and enhancement of the AONB and rural landscape. The NPPF within 
paragraph 172 states that great weight should be given to conserving and enhancing 
landscape and scenic beauty in AONBs which have the highest status of protection 
in relation to these issues. Paragraph 172 also relates to major development in the 
AONB and states that: - 

 
“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.”  

 
10.68 Footnote 55 states that ‘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.’ In this case, given that the proposal comprises a significant 
amount of new built development within the AONB, it is clear that this should be 
considered as a major development which is a consistent approach that the Council 
has taken. 
 

10.69 The NPPF then states that such applications should assess considerations contained 
in three bullet points and these are set out in the headings below. Many of the 
matters to be taken into account as set out in Para 172 form material considerations 
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in their own right. The assessment against these matters will take place on the basis 
of the impact being, slight, moderate, major or neutral. 

 
Para 172: Need for the development and the impact of permitting it or refusing it on 
the local economy 

  
10.70 The need for residential development is set out earlier in the report and given the 

lack of a 5-year housing land supply currently, there remains a need for new housing 
development within the Borough. The development would provide additional housing 
for the settlement of Hawkhurst as well as affordable housing. Whilst this is modest in 
relation to the overall need, it is significant in terms of its local and cumulative 
contribution.  
 

10.71 The impact of permitting this development would have a short term positive economic 
impact due to the employment opportunities which would be created with its 
construction including supply of materials and skilled labour. The provision of 
additional housing will also result in an increased use of local shops and demand for 
services.  

 
10.72 The impact of refusing it would be that the site would remain available for agricultural 

use. However the size of the land is such that this would have a limited economic 
gain and less so than if it were developed in the manner proposed.  

 
10.73 Loss of agricultural land has been raised by objectors. The NPPF (Paragraph 170b) 

states that LPAs should take into account the economic and other benefits of the 
Best and Most Versatile (BMV) agricultural land. Where significant development of 
agricultural land is demonstrated to be necessary, LPAs should seek to use areas of 
poorer quality land in preference to that of a higher quality. This does not preclude 
the loss of BMV agricultural land but does require that be justified. In this case, whilst 
its loss would be unfortunate, due to its position somewhat separated from other 
areas of agricultural land, segregated by pockets of woodland and with its sloping 
topography, its use in agriculture may be undesirable, particularly into the future.  

 
10.74 The need for housing would remain and therefore, this demand would need to be met 

within other sites within the locality and elsewhere within the Borough.  
 

Having regard to the above, it is considered that:  
- the economic impacts of permitting the scheme are moderately positive;  

- the economic impacts of refusing the scheme are slightly negative;  

- the economic benefits arising from the proposal justify the loss of agricultural land.  
 

Para 172: Cost of and scope for developing elsewhere outside the designated area, 
or meeting need in some other way 

 
10.75 The whole of Hawkhurst and the surrounding area lies within the AONB. Hawkhurst 

is identified as a Tier 2 settlement in the 2010 Core Strategy settlement hierarchy. 
The level of housing need for the Borough is high and it is highly likely that additional 
housing sites within the AONB will be required. The hierarchy of Hawkhurst is 
maintained within the Draft Local Plan which outlines this as a main settlement within 
the Borough.  

 
10.76 Other sites beyond Hawkhurst and outside of the AONB designation are possible for 

such residential development. However, the settlement of Hawkhurst is wholly within 
and surrounded by the AONB, and therefore any housing proposed in or on the edge 
of the settlement would be within that designated area. 
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10.77 The Council is currently out to consultation on a Pre-Submission Draft Local Plan 

which clearly sets out a development strategy and the level of growth allocated within 
the AONB which needs to be justified clearly.  This is supported by an extensive 
evidence base which has informed the draft allocations for Pre-Submission 
consultation and includes this site as an allocation for development.  The Draft Plan 
therefore demonstrates that this site is appropriate for development and that meeting 
the need in another way around Hawkhurst and within the AONB, would likely lead to 
greater harm. 

 
Para 172: Any detrimental effect on the environment, the landscape and recreational 
opportunities, and the extent to which that could be moderated 

 
10.78 It is then, a question of whether in the degree to which any negative effects of the 

development can be moderated. This is undoubtedly a sensitive location within the 
landscape as is the majority of the settlement, although, as discussed earlier in this 
report, there are features of the site which are likely to reduce the overall impact of 
future development. This being the exact position of the site within the valley, the 
existing landscape and built features of the settlement which are positioned around 
the site. 

 
10.79 The application has been accompanied by a detailed landscape and visual impact 

assessment (LVIA) which is a thorough assessment and has been informed by 
pre-app discussions with the Council’s L&B Officer. An LVIA which is also required 
by Policy HD1(B) in the NDP. This Policy requires mitigation of larger schemes to 
address two separate but related issues. The first is to demonstrate a clear 
understanding of the wider context of the site and of the whole settlement and 
demonstrate that the proposals can effectively integrate into the existing settlement. 
This essentially requires the scheme to be of a high standard of design which 
includes a well thought through scheme in terms of the topography, retention of 
existing landscape features, retaining and establishing good connections into the 
existing settlement. The second issue is to demonstrate a clear understanding of the 
immediate context. This can be achieved through introducing built development in a 
form which respects the pattern and grain of the settlement as well as the AONB 
character. This policy also requires development proposals to demonstrate how the 
proposal meets the objectives of the High Weald AONB Management Plan. 
 

10.80 As with the previous application, the Council considers this proposed scheme 
addresses these requirements. A number of design measures are retained from the 
previous scheme in order to help address these requirements and reduce the impact 
of the scheme.  

 

• The promotion of a sensitive and naturalistic suds system, with water storage 
in a natural form and location in a linear form adjacent to the existing stream;  

• The re-establishment of a historic route across the site, linking Highgate to 
the wider public footpath network within the AONB;  

• The creation of a substantial meadow area with a naturalistic character, and 
using local High Weald wildflower species (details of management to be 
secured through a LEMP imposed by condition); 

• The positive management of the existing site woodlands in perpetuity, via a 
woodland management plan to be agreed with both TWBC and the High 
Weald AONB, and;  
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• The sensitive design of the development, particularly in its exploration of 
using a high quality agricultural courtyard / barn typology which acts as the 
new settlement edge and interface with the AONB beyond the site.  

 
10.81 In terms of the other requirements of policy HD1(b), the elements listed above are 

considered to be positive features of the scheme and would be important to 
assimilate the development in to the surrounding landscape. This together with the 
layout of the scheme which is considered to be responsive to the AONB position, the 
topography and landscape features of the site, are considered to be very positive and 
shows some understanding of the character and features of the High Weald AONB. 
 

10.82 As outlined in the report for the previous scheme, some of these elements are what 
is now generally expected of new development within the High Weald, although the 
proposal also includes a number of bespoke elements such as the extent of the 
retained green space, the form and design of the farmstead cluster and the extent 
landscape enhancements. With this in mind, the Council’s L&B officer considers this 
scheme to be of a high quality and is able to support it.  The Council considers this 
would provide a benchmark for other developments who wish to develop in the High 
Weald AONB in the future. 

 
10.83 In terms of the potential of the scheme to impact upon calescence and the separation 

to The Moor, as outlined in the report for the previous scheme, the submitted LVIA 
addresses this and shows an illustration in relation to these two areas. Although the 
site area and level of development has increased from that previously proposed, it is 
considered that by virtue of its positioning and the features as set out above, the 
proposal would represent a significant extension of the settlement of Hawkhurst and 
would be viewed as such. It is unlikely to diminish the appearance of the separation 
between the two areas mainly due to the retention of the existing landscaping to the 
south and field (outside of the site). 
 

10.84 The LVIA submitted provides a sufficient assessment of the impact of the proposal 
allowing a full and balanced review by the Council of the likely impact. The 
assessment concludes a Medium-High value and Medium-High sensitivity with 
Medium magnitude of change resulting in a Moderate adverse effect. Whilst the 
effects of the development will lessen over time and the site will become more 
integrated into the landscape, the effect of development on a greenfield site is 
predicted to remain Moderate overall. The L&B Officer accepts this view. The 
Council’s L&B Officer does not agree with all of the conclusions, mainly with regard 
to level of initial harm to the AONB. However, the L&B Officer is of the view that the 
mitigation measures comprising the retention/management and enhancement of the 
open space meadow and woodland as well as additional landscaping, may be more 
effective at mitigating the development than stated. The resulting impact will 
therefore be as stated.  

 
10.85 Overall, the proposed development will be harmful to the landscape of the AONB, as 

expected of new residential development of this scale on a greenfield site and in 
such a sensitive location. However, in consideration of para 172 of the NPPF, it is 
considered that the landscape impacts are likely to be successfully moderated by the 
mitigation proposed. 

 
Conclusion in respect of the impact relating to the AONB 
 

10.86 The proposal is considered (subject to the conditions recommended below) to accord 
with other relevant adopted Development Plan and national policy in respect of 
landscape impact, ecology and design. 
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10.87 The following table weighs the different elements against one another when 

assessing the overall impact on the environment in terms of para 172 of the NPPF: 
 

Component of overall 
“environment impact”  

Considered impact  
(neutral, slight, moderate, major)  

Landscape Character/Appearance 
(and AONB)  

Moderate negative 

Ecology  Slight positive 

Drainage  Neutral 

Residential Amenity Neutral 

  

Conclusion  Slight negative 

 
10.88 It is therefore considered that the proposed development would have a slight 

negative impact on the environment as a matter to be considered under para 172 of 
the NPPF.  
 

10.89 Of the three elements within para 172 of the NPPF considered above it has been 
concluded that there would be a moderately positive economic impact balanced 
against a slight negative impact on the environment with no realistic scope for 
developing housing for Hawkhurst outside the AONB, given the position of the 
current Local Plan.  
 

10.90 The overall conclusion when assessed against the requirements of para 172 of the 
NPPF, and having particular regard to the emphasis in the NPPF and NPPG on 
supporting sustainable development and contributing to the 5 year housing land 
supply, is that the proposal will have a moderate positive impact overall.  
 

10.91 As such, it is considered that principally due to the housing delivery benefits 
outweighing the identified harm to the landscape and environment, there are 
exceptional circumstances where the development is in the public interest in this 
instance to depart from the NPPF presumption against major development in the 
AONB. 

 
Highways and Parking 

10.92 The application is accompanied by detailed Transport Assessments and discussions 
have been ongoing with KCC Highways during consideration of the application. The 
proposal comprises the provision of a new vehicular access on to Highgate Hill (with 
associated highways works to facilitate visibility splays and turning) to serve the 
proposed residential development removing the need to connect to Copthall Avenue 
as previously proposed. The access would be created to the north of the property 
known as Westfield and would extend east into the site. KCC Highways have been 
consulted to gain their views with regard to the potential highway implications of this 
scheme and this is discussed below. 

 
Impact upon Hawkhurst Crossroads 

10.93 There are longstanding concerns regarding queuing lengths and congestion around 
the Hawkhurst crossroads. This issue was central to both; 

 

• An unsuccessful Judicial Review (JR) challenge against the 2019 grant of 
planning permission for 43 dwellings at The White House, Highgate Hill 
Hawkhurst – TW/19/01271/FULL (partly on grounds of the assessment of traffic 
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impacts upon the junction) upon which judgement was handed down in 
November 2020; and  

 

• An appeal for a 62-dwelling residential development in Ockley Road 
(18/03976/OUT / APP/M2270/W/20/3247397) which was dismissed in November 
2020. 

 
10.94 It would have been outside the scope of the JR challenge to address the planning 

merits (and judgement therein) of the White House permission. Rather, it challenged 
the manner in which the application was determined, principally KCC Highways’ 
approach to assessing cumulative impacts of development on the Hawkhurst 
Crossroads in coming to their consultee response; and the assessment of those 
impacts by the LPA. As summarised in KCC Highways’ comments, the Inspector in 
the Ockley Road decision took account of KCC Highways’ objections to the addition 
of 22 trips through the junction in both the am and pm peaks as a result of the 
development. In dismissing the appeal, the Inspector states in paragraph 26: 

 
‘I consider that there would be significant adverse impacts from the 
development on the transport network (in terms of capacity and congestion), 
and harm to general highway safety in the area. It would therefore conflict 
with Policy CP3 of the CS and Policy TP4 of the LP, and with paragraphs 108 
and 109 of the Framework.’ 

 
10.95 Paragraph 42 of the Appeal decision states: 
 

‘…[the development] would be likely to add, both in itself and cumulatively, to 
existing congestion at the junction of the A268 and A229 in the centre of 
Hawkhurst.’ 

 
10.96 The submitted reports outline that the scheme would generate 33 two-way vehicle 

trips through Hawkhurst crossroads in the AM peak and 32 two-way vehicle trips 
through Hawkhurst crossroads in the PM peak. This equates to an increase in total 
junction flows of approximately 2% in each peak hour.  

 
10.97 In terms of mitigating any impacts, the TA discusses three different potential options 

for the Hawkhurst crossroads junction. These are discussed and assessed below. 
 
10.98 The first considers this development coming forward without the mitigation scheme 

proposed through the development proposed at the Hawkhurst Golf Club (19/02025).  
An appeal has now been logged on this application against non-determination.  The 
Council has therefore determined it with the decision that would have been made 
which is for Refusal and the development will now be the subject of an appeal.  
Whilst some betterment would have been delivered to the crossroads associated with 
this development (through the closing of one arm), this is not being supported by the 
Council and cannot be considered as an option for this development.  KCC 
Highways have raised objections to the proposal regarding the impact upon the 
crossroads and reference the appeal decision for land at Ockley Lane 
(18/03976/OUT) which was dismissed at appeal which did not offer any mitigation for 
this junction. In this appeal at para 26, the inspector states that:- 

 
…there would be significant adverse impacts from the development on the 
transport network (in terms of capacity and congestion), and harm to general 
highway safety in the area. It would therefore conflict with Policy CP3 of the 
CS and Policy TP4 of the LP, and with paragraphs 108 and 109 of the 
Framework. 
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10.99 However, the inspector does not state that the impact would be severe.  This is the 

test as set out within para 109 of the NPPF included below:- 
 

“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”.  

 
10.100 In this case, the additional traffic associated with the proposed development would 

result in a significant impact upon the junction. However, it is the severe test which 
applies here as set out within the NPPF.   

 
10.101 A recent appeal at a neighbouring authority (Maidstone Borough Council) is 

particularly relevant here.  The site in question is at Church Road, Otham 
(19/501600/OUT and 19/506182/FULL) and is an allocated site within the Council’s 
adopted local plan.  The inspector states:- 

 
50.There is no national definition of what may constitute a severe impact in 
the context of paragraph 109 of the NPPF. The appellant provided three 
Secretary of State decisions as examples of how the severe impact threshold 
has been considered. No contrary evidence was provided by the Council as 
to how a severe impact should be considered or any quantification or 
threshold that should be applied in the context of these appeals to assess at 
what point, if any, an increase in congestion would amount to a severe 
residual impact on the road network. 

 
51. In these circumstances, I consider that the Secretary of State’s agreement 
to the general approach taken in these decisions, in that the NPPF sets a 
high bar for the refusal of planning permission in respect of the traffic effects 
arising from development, is correct. I have therefore attached significant 
weight to the interpretation of ‘severe’ constituting a ‘high bar’ or ‘high 
threshold’ as contained within these decisions. 

 
10.102 It is for the decision making to consider the issue of severe impact in balance overall 

rather than that of the highways authority and this will be concluded later in this 
report. Having said that, the scale of this development and associated trips are such 
that the Council does not consider the impact to be severe as a result of these trips 
alone.   

 
10.103 The second scenario assumes the Golf Club application is permitted and the junction 

mitigation scheme is implemented. KCC Highways have commented that the 
mitigation scheme satisfies the requirement of the golf club application to achieve nil 
detriment in comparison to the existing junction layout, however there is no ‘spare’ 
capacity at the proposed development to absorb the trips from any new development 
in the vicinity. Therefore, there would still be a need for the crossroads to 
accommodate additional trips above this.   

 
10.104 The third scenario considers the addition of a mini roundabout in addition to the Golf 

Club mitigation scheme. The TA outlines that this could deliver some betterment in 
terms of capacity should the Golf Club be granted planning permission. However, the 
Golf Club development is now at appeal and is not supported and a roundabout 
scheme is not proposed as mitigation for this scheme. Therefore, this option cannot 
be progressed. There would also be very significant implications upon other factors 
such as landscape/AONB impact etc associated with the Golf Club development 
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which would cause other harm to Hawkhurst and the locality and the consideration of 
this proposal is not limited to its highways benefits. 

 
Walking, Cycling and Bus Travel 

10.105 The submitted TA discusses potential modal shift for local trips. A significant 
proportion of trips are local within Hawkhurst and so it would be beneficial for 
congestion and sustainability to encourage the use of walking and cycling in place of 
these.  The proposed design has been amended to incorporate a pedestrian link in 
to Fieldways to the north east of the site.  This provides a direct walking route 
through All Saints Road to Rye Road, the school and other services in this vicinity.  
This is an important benefit of the scheme and replaces the connection provided by 
the demolition of an existing dwelling within Copthall Avenue as previously proposed. 
Other walking routes are also provided within the scheme to connect to Highgate Hill 
and provide alternative walking options. It is also important to highlight that the 
developer has outlined works to install a more formal crossing on Rye Road 
(opposite the school). This is currently only a dropped curb and a formal crossing 
here would aid pedestrian links to the school.  This is a further enhancement to 
sustainable links and will be secured by planning condition for off site works and will 
be delivered by the developer. 

 
10.106 In terms of cycling, the TA discusses it would be advantageous to encourage to use 

of e-bikes and cycling generally. The layout of the development would facilitate their 
use and charging would be simple within the proposed dwellings.  The developer 
has also outlined the potential for additional cycle storage provision within the 
highway in the centre of Hawkhurst.  This is considered to be a significant 
enhancement to sustainable travel modes and would be provided by the developer. 
As such, a condition will be imposed to secure this. KCC Highways consider that 
these measures would not significantly alter travel patterns mainly due to the level of 
infrastructure which would be required to make it an attractive option.  Whilst it is 
acknowledged that this may be less attractive than driving currently, the infrastructure 
improvements state would be a significant enhancement to this infrastructure and 
would go some way to helping to shift travel patterns. There is also a wider public 
awareness currently regarding sustainable travel and so the provision of these 
measures should provide support to this into the future. As such, the Council 
consider these measures would be appropriate and a condition will be imposed to 
secure them. 

 
10.107 The TA also discusses public bus travel and that an enhancement to this would also 

be beneficial.  This has been discussed with KCC Highways who have supported a 
contribution of £1000 per dwelling towards enhancing bus services (in the event of a 
recommendation for approval) this has been secured on other developments 
previously in Hawkhurst and is considered appropriate and will be secured by S106. 
As such, it is considered that these measures would provide significant enhancement 
to sustainable modes to assist a reduction of local private car trips. 

 
Other highways matters 

10.108 It is also discussed within the TA that a shift towards more homeworking by future 
occupiers would also assist in reducing trips.  A significant proportion of the house 
types proposed have a study area (or are of a size in terms of accommodation 
provided) which could accommodate a level of homeworking.  Many people have 
operated as such over the last year as a result of the pandemic, and it is likely that an 
element of this will remain into the future. As such, it is important that the 
development is able to respond to this.  
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10.109 The scheme also incorporates an emergency access linking to Highgate Hill to the 
west of the site.  This would not be used by day to day traffic and measures would 
be incorporated to prevent this. A condition will be imposed to secure the details to 
ensure this is appropriate and retains pedestrian connectivity.  

 
10.110 In terms of the internal road layout of the scheme, KCC Highways consider this to be 

acceptable in the provision of footways, carriageway widths and turning space. They 
also consider that a refuse vehicle could operate within the site without causing 
highway safety issues.  

 
10.111 In terms of parking, the proposed parking levels are considered suitable for a 

development of this scale and mix of dwellings. There are 151 parking spaces 
proposed overall which will include the provision of on plot parking, car port/garage 
parking and on street parking. The overall level of on plot driveway spaces alone 
would be 89 with the remainder within car ports/garaging. Only 6 spaces as allocated 
on street spaces with 15 visitor spaces also on street. This is considered to be 
acceptable and would not result in significant pressure for vehicle parking or a 
detrimental impact upon highway safety.  

 
10.112 In terms of other highways issues, a residential travel plan and resident information 

pack will be created by the developer with regard to future residents of the 
development. This would provide information on sustainable transport modes to 
residents including bus travel, cycling, walking etc. and KCC Highways have 
requested a £5,000 monitoring fee to ensure both elements are set up and comprises 
comprehensive information for future occupants.  

 
10.113 In terms of construction traffic, it is necessary to impose a condition securing the 

submission of a Construction Management Plan (CMP) for the development to set 
out the measures for controlling construction traffic and minimising the impact. This 
has also been requested by KCC Highways and will be included within the 
recommendation below.  

 
10.114 Overall, there would be an adverse impact upon the highway network as a result of 

this development which will be assessed in the overall balance of issues.  However, 
the scale of this development and associated trips are such that neither the Council 
or KCC Highways (as Highways Authority) do not consider the impact to be severe.  
Indeed, as outlined within the appeal decisions above, this is considered to be a high 
bar and given the relatively low additional trips created, this is not met as a result of 
this development. 

 
S106 Contributions and Affordable Housing  

10.115 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.  
 
10.116 The NPPF sets out in paragraph 50 that where there is an identified need for 

affordable housing, this should be met on site. As the size of the scheme exceeds 10 
units, it would trigger a requirement for affordable housing in line with the 
requirements of Core Policy 6 (4). The proposal provides 17 units which equates to 
34.7%. However, it should be noted that the proposal would result in the loss of one 
existing dwelling to create the access to the site. As such, the net increase in units is 
48 and this affordable provision equates to 35.4%. With this in mind, the proposal 
provides the provision required. This has been confirmed to be acceptable by the 
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Council’s Housing Manager. It should also be noted that following discussions with 
the Council’s Housing Manager, alterations to the housing mix has been made to 
incorporate one 4 bed unit. The units will also be constructed to M4(2) compliance;  

 
10.117 Discussions were also held between the developer and The Council’s Housing 

Manager and this matter requires further discussion to ensure the mix is appropriate 
for the need here. This matter will be finalised as part of the S106 negotiation 
process.  

 
10.118 Overall, the affordable housing provision here is considered to be acceptable and 

would help to meet the demand. The developer has provided in excess of the current 
policy here with 40% secured which is a significant benefit and will be considered as 
such in the overall planning balance.  

 
10.119 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 CS and requirements 
relating to various types of contributions, for instance for education, recreation, 
transport etc. The following contributions are requested as part of the proposal 
comprising:-  

 

• KCC Primary Education - £271,557 
• KCC Cranbrook Hub - £29,793.73 

• KCC Youth Services - £4,650.50 

• KCC Waste - £9,173.20 

• KCC Highways (Bus services) - £71,000 

• TWBC Youth and Adult Recreation – Towards Hawkhurst Village Hall - £719 per 
bedspace - £198,444 

• £68,724 towards NHS services 
• £5,000 monitoring fee for the Residential Travel Plan. (Requested by KCC 

Highways) This is considered to be appropriate in this case and would relate to 
the travel plan secured by condition.  

 
10.120 These conditions would ensure that the provision of services locally is sufficient to 

accommodate the development.  This list has also been discussed with the 
developer and accepted. 

 
10.121 Overall, the stated contributions are considered to meet the tests as laid out above in 

order to mitigate the impact of the development and are therefore appropriate to be 
included within the recommendation below.  

 
Other Matters 

10.122 The application is accompanied by an air quality assessment.  The Council’s 
Environmental Protection team have been consulted on this information and 
comments have been provided. No objections are raised and the EP Officer does not 
contest the conclusion of the report that a slight adverse impact is predicted upon 
one air quality receptor. The EP comments also acknowledge that the Hawkhurst 
Golf Club proposal has not been supported and so its potential positive impacts have 
not been factored into their consideration. Overall, the EP officer considers it is 
appropriate to secure by condition an Air Quality Emissions Offsetting/Mitigation 
Calculation.  Any mitigation measures necessary as part of this work would also be 
provided. In terms of cumulative impacts, it is noted that the proposed residential 
development at Turnden, Cranbrook has received a resolution to grant from Planning 
Committee and has the potential for air quality impacts in Hawkhurst. However, 
having reviewed this, there is not considered to be an unacceptable cumulative 
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impact here (which is also evident in that the EP Officer has not raised this as an 
objection). It should also be noted that the developer is providing cycle parking 
infrastructure within the development and the centre of Hawkhurst as well as good 
pedestrian and cycle links through the development to assist in encouraging less 
vehicle trips. 

 
10.123 In terms of contamination, the EP Officer considers that due to the historic 

agricultural use of the site, it would be prudent to attach a contaminated land 
condition to ensure that any necessary remediation is appropriately carried out as 
necessary.  This is considered appropriate and will be added to the 
recommendation. 

 
10.124 In terms of future development to dwellings within the scheme, it is considered 

necessary to restrict permitted development rights here due to the potential impact 
upon the street frontage as well as in the interests of preserving the appearance and 
character of the development. As such, classes A, B, C, D, E and F would be 
restricted by condition to be included within the recommendation below.  

 
10.125 In terms of refuse storage, there is space within the amenity areas of the dwellings 

proposed to provide sufficient space for the suitable storage of bins. Details of refuse 
storage will be secured by condition within the recommendation below.  

 
10.126 Comments have been made with regard to the impact upon property value as a 

result of this application. This is not a material planning consideration and cannot be 
considered as part of the assessment of this application. 

 
10.127 In terms of sustainable energy, an Energy and Sustainability Statement has been 

provided which has been reviewed by the Planning Environmental Officer (PO 
Officer). This sets out that the development is proposing to meet the criteria of 
existing policy described within the TWBC Renewable Energy SPD to first reduce 
emissions by 7.3% and then offset 10% of site wide carbon emissions through the 
use of renewable energy generating technology (PV on some of the proposed units 
where this would be advantageous due to orientation etc).  This approach is 
compliant with existing local policy and is supported.  The PO Officer does advise 
that the developer should go further and try to meet the requirement of the Draft 
Local Plan. It is acknowledged that the development would also provide EV charging 
facilities, cycle storage and a fabric first approach to improve the efficiency of the 
proposed dwellings. Although it is considered appropriate to impose a condition 
regarding full details of sustainable energy measures prior to above ground works so 
that this can be reviewed and any additional measures provided. 

 
 Conclusion 
10.128 In conclusion, whist the proposed development is considered to cause harm to the 

landscape and AONB by virtue of the introduction of new build development on the 
site, when assessed against the requirements of para 172 of the NPPF, and having 
particular regard to the emphasis in the NPPF and NPPG on supporting sustainable 
development and contributing to the 5 year housing land supply, this harm is 
considered to be outweighed by the housing supply benefits. Based on the findings 
as outlined above, the proposal is considered to be sustainable development. It 
would also provide significant public benefits, which have been outlined earlier and 
which outweigh the adverse highway impacts and the ‘less than substantial’ harm to 
heritage assets. The development would result in net gain for biodiversity and would 
not cause significant harm to neighbouring amenity, trees or the surrounding 
landscape character. Overall, the proposed development is considered to be 
acceptable in the balance of issues discussed within this report and there are not 
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considered to be any other material considerations which would indicate a refusal of 
planning permission.  

 
11.0 RECOMMENDATION –  
 

A) Grant planning permission 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 04 
June 2021 (unless a later date be agreed by the Head of Planning Services) to 
secure the following;  

 

• Provision of 28 affordable housing units 

• Affordable Housing on local connection to Hawkhurst first with a cascade to the 
adjacent parishes 

• KCC Primary Education - £271,557 
• KCC Cranbrook Hub - £29,793.73 

• KCC Youth Services - £4,650.50 

• KCC Waste - £9,173.20 

• KCC Highways (Bus services) - £71,000 

• TWBC Youth and Adult Recreation – Towards Hawkhurst Village Hall - £719 per 
bedspace - £198,444 

• £68,724 towards NHS services 
• £5,000 monitoring fee for the Residential Travel Plan. (Requested by KCC Highways) 

This is considered to be appropriate in this case and would relate to the travel plan 
secured by condition.  

• Payment to cover the Council’s legal costs.  
 
CONDITIONS  
 

1. Implementation 
The development hereby permitted shall be begun before the expiration of 3 years 
from the date of this decision.  

  
Reason: To comply with the requirements of Section 91 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004. 

  
2. Approved plans 

The development hereby permitted shall be carried out in accordance with the 
following approved plans:  

  
DE284A_001 Location Plan 
DE284A_002 Existing Site Plan 
DE284A_003 Proposed Site Layout Plan 
DE284A_004 Tenure Plan 
DE284A_005 Refuse Strategy 
DE284A_006 Boundary Treatment Plan 
DE284A_007 Car Parking Strategy 
DE284A_105 Street Scenes 01-02 
DE284A_106 Street Scenes 03-06 
DE284A_107 Street Scenes 07-11 
DE284A_108 Street Scenes 12-17 
DE284A_109 Street Scenes 18-19 
DE284A_L_501 Landscape Masterplan 
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DE284A_L_502 Landscape Plan (1of2) 
DE284A_L_503 Landscape Plan (2of2)# 
Plans and elevations as follows:- 
LN36_100.01 
LN36_100.02 
LN36_100.03 
LN36_100.04 
LN36_100.05 
LN36_100.06 
LN36_100.07 
LN36_100.08 
LN36_100.09 
LN36_100.10 
LN36_100.11 
LN36_100.12 
LN36_100.13 
LN36_100.14 
LN36_100.15 
LN36_100.16 
LN36_100.17 
LN36_100.18 
LN36_100.19 
LN36_100.20 
LN36_100.21 
LN36_100.22 
LN36_100.23 
LN36_100.24 
LN36_100.26 
LN36_100.27 
LN36_100.28 
LN36_100.29 
LN36_100.30 
LN36_100.31 
LN36_100.32 
LN36_100.33   
LN36_100.34 
LN36_100.35 
LN36_100.36 
LN36_100.37 
LN36_100.38 
LN36_100.39   
LN36_100.40 
LN36_100.41 
LN36_100.42 
LN36_100.43 
LN36_100.44 
LN36_100.45 
LN36_100.46 
Affordable Housing Statement 
Design and Access Statement 
Planning Statement 
Air Quality Assessment  
Landscape and Visual Impact Assessment 
Ecological reports and Addendum 
Arboricultural reports 
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Flood Risk Assessments 
Woodland Management Plan 
Heritage Statement 
Energy and Sustainability Statement 
Archaeological Statement 
Transport Assessments and Addendum 
TA clarification submissions and RSA 

 
Reason: To clarify which plans are approved. 

  
3. Materials 

Prior to the commencement of development, written details including 
source/manufacturer of all external materials (including bricks, tiles, cladding 
materials and paving materials to be used externally) shall be submitted to and 
approved in writing by the Local Planning Authority and the development shall be 
carried out using the approved external materials. 

  
Reason: In the interests of visual amenity and to enable a high quality development. 
Such details are fundamental to the application and are therefore required prior to its 
commencement.  

  
4. Off site highway works – Access 

Prior to the commencement of the development, full details of the off site works to the 
highway which include works to Highgate Hill in order to create suitable visibility 
splays and turning circle shall be submitted for approval following consultation with 
the highway authority. The approved works shall be implemented to highway 
authority standards and specification, prior to commencement of works on site.  
 
Reason: In the interests of highway safety. These measures are fundamental to the 
development and therefore implementation is required prior to the commencement of 
the development. 

 
5. Off site highway works (Cycle infrastructure and crossing) 

 
Prior to the commencement of the development, full details of off -site works to the 
highway to include improvements to cycle parking along Rye Road, and the provision 
of a signalised crossing on Rye Road (close to the junction with All Saints Road) 
shall be submitted for approval following consultation with the highway authority. The 
approved works shall be implemented to highway authority standards and 
specification, prior to commencement of works on site.  

 
Reason: In the interests of highway safety. These measures are fundamental to the 
development and therefore implementation is required prior to the commencement of 
the development. 

  
6. Details of emergency access  

Prior to the commencement of the development, full details of the composition of the 
emergency vehicular access (including measures to prevent constant vehicle access, 
hardsurfacing) shall be submitted for approval following consultation with the highway 
authority. The approved works shall be implemented to highway authority standards 
and specification, prior to commencement of works on site.  
 
Reason: In the interests of highway safety. These measures are fundamental to the 
development and therefore implementation is required prior to the commencement of 
the development. 
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7. Construction and Demolition Environmental Management Plan 

No works shall take place until a site specific Construction/Demolition Environmental 
Management Plan has been submitted to and been approved in writing by the local 
authority. The plan must demonstrate the adoption and use of the best practicable 
means to reduce the effects of noise, vibration, dust and site lighting. The plan shall 
include, but not be limited to:  

  
o All works and ancillary operations which are audible at the site boundary or at 

such other place as may be agreed with the Local Planning Authority, shall be 
carried out only between the following hours: 07:30 hours and 18:00 hours on 
Mondays to Fridays, 08:30 and 13:00 hours on Saturdays and at no time on 
Sundays and Bank Holidays. Unless in association with an emergency or with 
the prior written approval of the Local Planning Authority.  

o Deliveries to and removal of plant, equipment, machinery and waste from the 
site must only take place within the permitted hours detailed above.  

o Mitigation measures as defined in BS 5228, Noise and Vibration Control on 
Construction and Open Sites shall be used to estimate LAeq levels and 
minimise noise disturbance from construction works.  

o Measures to minimise the production of dust on the site(s).  

o Measures to minimise the noise (including vibration) generated by the 
construction process to include the careful selection of plant and machinery 
and use of noise mitigation barrier(s).  

o Design and provision of site hoardings.  

o Management of traffic visiting the site(s) including temporary parking or 
holding areas.  

o Provision of off road parking for all site operatives. Measures to prevent the 
transfer of mud and extraneous material onto the public highway. Measures 
to manage the production of waste and to maximise the re-use of materials. 

o Measures to minimise the potential for pollution of groundwater and surface 
water. The location and design of site office(s) and storage compounds. The 
location of temporary vehicle access points to the site(s) during the 
construction works.  

o The arrangements for public consultation and liaison during the construction 
works.  

o Measures for controlling the use of site lighting whether required for safe 
working or for security purposes.  

  
Reason: In the interests of the amenities of surrounding occupiers and highway 
safety. This is a pre-commencement condition as the necessary measures will need 
to be provided from the start of the construction phase.  
 
Schedule of Tree Works 

8. Prior to commencement of development, a schedule of all proposed tree works for 
the whole of the development site shall be submitted to and approved in writing by 
the Local Planning Authority. 

 
All tree works, other than that which can be shown as necessary to address an 
imminent hazard, shall be carried out in accordance with the approved schedule of 
tree works unless otherwise agreed in writing by the Authority. 

 
Any tree which is removed or, in the opinion of the Authority, seriously damaged, 
contrary to the approved schedule of tree works shall, in the same location, be 
replaced during the next planting season by a tree(s) of suitable species and size, as 
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agreed in writing with the Authority. The replacement tree(s) shall be planted in 
accordance with BS 8545:2014 and maintained until securely rooted and able to 
thrive with minimal intervention. 

 
Reason: For the avoidance of doubt as to the extent of tree works associated with 
the development, and to ensure continuity and quality of tree cover at this site. 

 
Tree Protection (Pre-Commencement) 

9. Notwithstanding the details submitted, no development shall take place until details 
of tree protection in accordance with British Standard BS 5837:2012 have been 
submitted to and approved in writing by the Local Planning Authority. These details 
shall be set out in a standalone Arboricultural Method Statement (AMS) and 
scaleable Tree Protection Plan (TPP) or, where appropriate, a combined AMS/TPP 
or set of statements and plans. 

 
The approved AMS and TPP shall be provided to the site foreman prior to 
commencement of development, and all contractors on site shall be made aware of 
the specified tree protection measures. 

 
The AMS and TPP shall cover all trees to be retained which could be impacted by 
the development, and shall include specific measures to protect these trees through 
all phases of the development, including measures for: 

 
- the location of site facilities and materials storage; 
- demolition of existing structures/hard surfaces; 
- changes in ground levels, including the location of construction spoil; 
- excavation, including for drainage and other services; 
- installation of new hard surfaces; and 
- preparatory works for new landscaping 

 
where these may encroach into root protection areas and/or present canopy spreads. 

 
All demolition and construction activities shall be carried out in accordance with the 
approved AMS and TPP, unless otherwise agreed in writing by the Authority. 

 
Reason: Pursuant to Section 197 of the Town and Country Planning Act 1990, to 
safeguard existing trees to be retained, mitigate impacts from development which 
could lead to their early loss and protect the public amenity and character of the local 
area. 

 
Schedule of Arboricultural Supervision 

10. Prior to commencement of development, a schedule of arboricultural supervision and 
monitoring shall be submitted to and approved in writing by the Local Planning 
Authority. 

 
This schedule shall include: 

 
o the contact details of the arboriculturist to be appointed by the developer or 

their agents to oversee tree protection on the site; 
o the frequency of visits; and 
o the reporting of findings. 

 
A pre-commencement meeting shall be arranged with the appointed arboriculturist 
and site foreman, and the Authority Tree Officer shall be invited to attend with 
reasonable notice. 
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All demolition and construction activities shall be carried out in accordance with the 
approved schedule, unless otherwise agreed in writing by the Authority. 

 
Reason: To ensure correct implementation of approved tree protection measures and 
to avoid harmful impacts on existing trees to be retained, the effects of which may not 
be immediately apparent but could lead to the trees’ early loss. 

 
11. Vehicle parking/turning 

The area shown on the approved plans as vehicle parking space, garages and 
turning shall be provided, surfaced and drained in accordance with details submitted 
to and approved in writing by the Local Planning Authority before the first occupation 
of the dwelling being served, and shall 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 (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, garaging and turning space.  

  
Reason: Development without provision of adequate accommodation for the parking 
and turning of vehicles is likely to lead to parking inconvenient to other road users.  

  
12. EV Charging 

Prior to the occupation of the development, details of EV charging including "rapid 
charge" points (of 22kW or faster) for each dwelling within the development with 
on-plot parking as well as publicly accessible charging points elsewhere within the 
development, shall be provided to and approved in writing by the Local Planning 
Authority. The development shall be carried out in accordance with the approved 
details and subsequently maintained as such.  
 
Reason: To ensure a satisfactory standard of development which meets the needs of 
current and future generations.  

  
13. Broadband 

Prior to above ground works, details shall be submitted for the installation of fixed 
telecommunication infrastructure and High-Speed Fibre Optic (minimal internal speed 
of 1000mb) connections to multi point destinations and all buildings including 
residential, commercial and community. The infrastructure installed in accordance 
with the approved details during the construction of the development, capable of 
connection to commercial broadband providers and maintained in accordance with 
approved details.  

  
Reason: To provide high quality digital infrastructure in new developments as 
required by paragraph 112 NPPF.  

  
14. Surface Water Drainage 

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 be based upon the 
Flood Risk Assessment, prepared by Dandara Ltd dated 17th July 2020, and 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): 
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o that silt and pollutants resulting from the site use can be adequately managed 

to ensure there is no pollution risk to receiving waters. 
o 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. 

  
15. SUDS operation and maintenance 

No building hereby permitted shall be occupied until an operation and maintenance 
manual for the proposed sustainable drainage scheme is submitted to  

  
(and approved in writing) by the local planning authority. The manual at a minimum 
shall include the following details:  

o A description of the drainage system and it's key components  

o A general arrangement plan with the location of drainage measures and 
critical features clearly marked  

o An approximate timetable for the implementation of the drainage system  

o Details of the future maintenance requirements of each drainage or SuDS 
component (including watercourses), and the frequency of such inspections 
and maintenance activities  

o Details of who will undertake inspections and maintenance activities, 
including the arrangements for adoption by any public body or statutory 
undertaker, or any other arrangements to secure the operation of the 
sustainable drainage system throughout its lifetime  

  
The drainage scheme as approved shall subsequently be maintained in accordance 
with these details.  

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

  
16. Verification 

No building (or within an agreed implementation schedule) of the development 
hereby permitted shall be occupied until a Verification Report for the building to which 
it relates, 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 
drawings; information pertinent to the installation of those items identified on the 
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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. This response has been 
provided using the best knowledge and information submitted as part of the planning 
application at the time of responding and is reliant on the accuracy of that 
information. 

  
17. Additional design details 

Notwithstanding the submitted drawings and all supporting documentation, prior to 
the commencement of development (excluding ‘Initial Enabling Works’) detailed 
plans and information regarding the following aspects of the proposed development. 
The development shall be carried out in accordance with the approvals:  

  
a) Details relating to window glazing and joinery (including recess depths 

dimensions) and dormer windows and location of utility boxes and meters 
(which shall not be positioned on principle elevations unless previously 
approved in writing); 

b) Written details including source/ manufacturer, and photographic samples of 
bricks, tiles, cladding materials and all other materials to be used externally  

c) The layout, position and widths of all proposed roads, footpaths, and parking 
areas (including the method of delineation between the road and the footpath) 
and the means of connecting to the existing highway, the materials to be used 
for final surfacing of the roads, footpaths and parking forecourts, provision of 
bollards to turning head to west of plot 38 to prevent through traffic and any 
street furniture, including seating;  

d) The positions, design, materials and type of boundary treatment;  

e) The storage and screening of refuse and recycling areas;  

f) The alignment, height and materials to be used in the construction of all walls, 
fences or other means of enclosure, including parking forecourt gates;  

g) Details of highway design, including kerbs, dropped kerbs, gulleys, utility 
trenches, bollards, signs and lighting columns (if applicable);  

h) Details showing how dedicated and continuous footway routes will be 
demarked;  

i) Details of the on-site play area.  
  

Reason: To ensure the build quality of the development. The details are fundamental 
to the scheme and are therefore required prior to the commencement of the 
development. 

  
18. Levels 

Notwithstanding the submitted drawings and all supporting documentation, no 
development (excluding ‘Initial Enabling Works’) shall take place until details of 
existing and proposed levels have been submitted to and approved in writing by the 
Local Planning Authority. The development shall be constructed in accordance with 
the approved levels and shall not be varied without details being first submitted to 
and approved in writing by the Local Planning Authority.  

  



 
Planning Committee Report 
12 May 2021 

 

Reason: To ensure the build quality of the development. The details are fundamental 
to the scheme and are therefore required prior to the commencement of the 
development.  

  
19. Trees and landscaping 

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:  

  
o All trees to be preserved shall be marked on site and protected during any 

operation on site by temporary fencing in accordance with the current edition 
of BS 5837, and in accordance with the approved Tree Protection Plan and 
Arboricultural Method Statement, to the satisfaction of the Local Planning 
Authority. Such tree protection measures shall remain throughout the period 
of construction; 

  
o No fires shall be lit within the spread of branches or upwind of the trees and 

other vegetation;  
  

o No materials or equipment shall be stored within the spread of the branches 
or Root Protection Area of the trees and other vegetation;  

  
o 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;  

  
o 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.  

  
o 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  

  
20. Hedges and Hedgerows 

All existing hedges or hedgerows shall be retained, unless shown on the approved 
drawings as being removed. 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 may be agreed in writing with the Local Planning Authority.  

  
Reason: In the interests of protecting the visual amenities and character of the site 
and locality.  
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21. Land Contamination 

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.  
  
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: 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. The details are fundamental to the scheme and are therefore required 
prior to the commencement of the development.  

  
22. External lighting 

Notwithstanding the submitted drawings and all supporting documentation, prior to 
the installation of any external lighting (where applicable) full details shall be 
submitted to and approved in writing by the Local Planning Authority. Details shall 
include a lighting layout plan with beam orientation and a schedule of light equipment 
proposed (luminaire type; mounting height; aiming angles and luminaire profiles). 
The submitted lighting scheme shall be informed by an ecologist to limit the impact 
upon protected species from artificial light sources. The approved scheme shall be 
installed, maintained and operated in accordance with the approved details unless 
the Local Planning Authority gives its written consent to the variation.  

  
Reason: To protect the appearance of the area, the environment and wildlife/local 
residents from light pollution  

  
23. Southern Water Condition 
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The development hereby permitted shall not commence until details of the proposed 
means of foul water sewerage have been submitted to and approved in writing by the 
Local Planning Authority. The development shall be carried out in accordance with 
the approved details and maintained as such thereafter.  

  
Reason: To ensure the development is served by satisfactory arrangements for the 
disposal of sewerage and to ensure that the development does not result in the risk 
of on/off site flooding. The details are fundamental to the scheme and are therefore 
required prior to the commencement of the development.  

  
24. Energy Technologies Condition 

Notwithstanding the submitted Energy and Sustainability Statement, full details of the 
proposed sustainable energy measures within the development (including provision 
of PV panels and low Nox boilers) shall be submitted to and approved in writing by 
the Local Planning Authority. The approved scheme shall be installed, maintained 
and operated in accordance with the approved details unless the Local Planning 
Authority gives its written consent to the variation. 

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

 
25. Landscaping 

Notwithstanding the submitted drawings and all supporting documentation, prior to 
the first occupation of any part of the development, full details of hard and soft 
landscaping and a programme for carrying out the works shall be submitted to the 
Local Planning Authority for approval. 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.  

  
Reason: In order to protect and enhance the amenity of the area.  

  
26. Landscaping Implementation 

The approved landscaping scheme shall be carried out fully in accordance with the 
approved programme. Any trees or other plants which, within a period of ten years 
from the completion of the development on that phase, 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 order to protect and enhance the amenity of the area.  
 
Air Quality 

27. Prior to the commencement of the development, details of an Air Quality Emissions 
Offsetting/Mitigation Calculation (including details for the delivery of the required 
measures) shall be provided shall be submitted to and approved in writing by the 
Local Planning Authority.  The development shall be constructed in accordance with 
the approved levels and shall not be varied without details being first submitted to 
and approved in writing by the Local Planning Authority.  

  
Reason: In the interests of mitigating the impact of the development upon air quality. 
The details are fundamental to the scheme and are therefore required prior to the 
commencement of the development.  
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Ecological Enhancements 

28. Prior to the first occupation of the dwellings hereby permitted, a scheme for the 
enhancement of biodiversity on the site shall have been submitted to and approved 
in writing by the Local Planning Authority. The approved scheme shall include bird 
and bat boxes within the development site, and in addition shall have regard to the 
enhancement of biodiversity generally. It shall be implemented in accordance with 
the approved proposals within it and shall be carried out in perpetuity.  

 
Reason: To protect and enhance existing species and habitat on the site in the future 
and enhance such provision is incorporated in to the development prior to 
construction. Such details are fundamental to the application and are therefore 
required prior to its commencement.  

 
 LEMP 

29. Prior to the first occupation of the dwellings hereby permitted, details of a Landscape 
and Environmental Management Plan (LEMP) for the site in accordance with 
BS42020 Biodiversity to include details of the management for the development as 
well as the long term management of the open space and boundary 
hedging/landscaping, shall be submitted to and approved in writing by the Local 
Planning Authority. The site shall be maintained in accordance with this plan 
thereafter.  

 
Reason: In the interests of the protecting the landscape character of the site and 
preserving/enhancing its habitats and ecological value. 

 
B) If the applicants fail to enter into such agreement by 04 June 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 would not provide affordable housing and would therefore conflict with 
Core Policy 6 of the Tunbridge Wells Borough Core Strategy 2010, the Affordable 
Housing Supplementary Planning Document, the Planning Practice Guidance and 
the National Planning Policy Framework.  
 

2. The proposal would fail to provide the implementation of a Landscape Ecology 
Management Plan; developer contributions towards the cost of improving public 
transport services in the Hawkhurst area, towards providing community learning 
space within the Cranbrook hub project and towards the enhancement of teaching 
spaces at Hawkhurst Primary School as requested by Kent County Council; towards 
new single premises for Northridge Medical Practice & Wish Valley Surgery as 
requested by the NHS West Kent Clinical Commissioning Group; and towards local 
recreation facilities and would therefore conflict with Core Policies CP1 of the 
Tunbridge Wells Core Strategy 2010, Policy R2 of the Tunbridge Wells Borough 
Local Plan 2006 and the Recreation and Open Space Supplementary Planning 
Document.  

 
INFORMATIVES 
N/A 
 
Case Officer: Kevin Hope  
 
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 necessary to ensure accuracy and enforceability. 


