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REPORT SUMMARY 
 

REFERENCE NO - 21/01638/FULL 

APPLICATION PROPOSAL 

Erection of 23 dwellings together with all necessary infrastructure 

ADDRESS Land At Four Acres Cranbrook Road Frittenden Cranbrook Kent TN17 2BN 

RECOMMENDATION to GRANT planning permission subject to conditions (please refer 

to section 11.0 of the report for full recommendation). 

SUMMARY OF REASONS FOR RECOMMENDATION 

− 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those related to the Limits to Built Development (LBD) are “out-of-date”.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 8 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where relevant policies are out-of-date that permission for sustainable development 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 proposals would, on balance, result in the delivery of sustainable development 
and therefore, in accordance with Paragraph 11 of the NPPF, permission should be 
granted, subject to all other material considerations being satisfied. The proposal is 
considered to accord with the Development Plan and local policy in respect of these 
material considerations; 

− The proposal would deliver 23 dwellings towards the housing supply, 9 of which would 
be affordable housing (of which the rented element is to be provided as social rent) 
that weights in favour of the scheme;  

− Financial contributions to meet the needs of future occupiers are to be provided in 
accordance with the requests and justifications of key consultees;  

− The quantum of development, layout and design of the proposed dwellings are 
considered appropriate and in keeping with the context of the site and surrounding 
area;  

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

− The site is in close proximity to the LBD and is not considered to be 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 110 and 111 of the National Planning Policy Framework. 

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

− 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 202 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):  

Primary Education - £106,766.00 towards the enlargement of Cranbrook Primary School 

Cranbrook Cultural Hub - £9,651.49 Towards libraries/adult education and social care 

Youth service £1,506.50 Towards additional resources for Youth services in the 
Cranbrook area.  

Waste £4,522.00 Towards Tunbridge Wells Waste Transfer Station.  
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NHS CCG Primary Care Team - £20,412 Towards refurbishment, reconfiguration and/or 
extension of Malling Health Four, The Crane Surgery and Old School Surgery within 
Weald PCN and Headcorn Surgery within The Ridge PCN and/or towards new general 
practice premises in the area. 
Adult and Youth Recreation sum £15,948.94.towards part of the Memorial Hall 
Frittenden, renovations, that would provide for performance equipment, that would 
enable the village to benefit from visits from travelling theatre companies and a village 
cinema for example.   

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: £4, 109.64 

Estimated annual council tax benefit total: £41, 096.40 

Estimated annual business rates benefits for Borough: N/A 

REASON FOR REFERRAL TO COMMITTEE 

The application is a major application over 20 dwellings and recommended for approval.  
 

WARD Frittenden & 

Sissinghurst 

PARISH/TOWN COUNCIL 

Frittenden Parish Council 

APPLICANT Russell Jarvis 

AGENT Ian Bull 

DECISION DUE DATE 

15/09/21 

PUBLICITY EXPIRY DATE 

30/07/21 

OFFICER SITE VISIT 

DATE 

01/07/21 

RELEVANT PLANNING HISTORY (including appeals and relevant history on 

adjoining sites):  

Reference  Proposal  Decision  Date 

03/02214/FUL Change of use to unrestricted B8 use, non-
compliance with condition imposed by 
inspectors appeal decision 4.3.96. 

Refused 28/10/03 

02/02537/FUL Change of use to restricted B8 use Refused 23/01/03 

95/00147/FUL Renewal (TW/89/1408) refers - Use of 
building for storage of furniture 

Permitted 04/04/95 

89/01408/FUL Retrospective - change of use from 
agricultural building to furniture store 

Appeal 
allowed 

27/02/92 

89/00837/FUL Change of use from agricultural to workshop Withdrawn 05/06/89 

86/00548/FUL Construction of gateway & access Permitted 29/05/86 

81/00281/OUT Outline - Bungalow  Refused  23/04/81 

 
MAIN REPORT 
 
1.0 DESCRIPTION OF SITE 

 
1.1 The application site relates to an area of land 1.53ha in size, that is located to the 

southern side of Cranbrook Road Sissinghurst.  There is currently a single storey 
agricultural building on the site.  There is an area around the building of gravel and 
hardstanding for parking, with greenfield to the south and west.  The existing access, 
to be used and enhanced through the proposed scheme, is located to the east of the 
30mph speed limit and associated gates, to the village.    
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1.2 There is a hedge to the front of the side and ditch before the site meets the 

Cranbrook Road.  There is currently a gated access.  Approximately 43 metres to the 
east, there are semi-detached dwellings at Weald View, it is also in this location that 
the footpath starts on the southern side of Cranbrook Road.  The dwellings to the 
east are set back from the Cranbrook Road and have low boundary treatments to the 
front of the dwellings.  The area between the site and these dwellings is treed that 
whilst well established is not protected by Tree Preservation Orders or Ancient 
Woodland.   

 
1.3 To the north is Parsonage Farm/Parsonage Cottage.  The green verge and hedge 

fronts onto Cranbrook Road and the site is served by a wide, gated, access point.  
Parsonage Cottage is set back from the road, with a landscaped garden fronting 
Cranbrook Road. Eastwards from Parsonage Farm is established residential 
development leading to the village centre, including more modern examples at a 
small horseshoe of dwellings in Chestnut Close. 

 
1.4 A footpath serving the wider residential area, is located to the southern side of 

Cranbrook Road.  The boundary to the Limits to Built Development (LBD) starts at 8 
Weald View to the east (the other side of the treed area) approximately 43m from the 
site boundary, which then extends north to encompass Parsonage Farm Cottage and 
then extends eastward to the centre of Frittenden, which is the historic core, with the 
Conservation Area boundary being located approximately 181 metres to the east and 
encompassing listed buildings, including St. Mary’s Church.   This is a very small 
manorial village, however, there is modern residential development both to the south-
east and north-east, that includes Chestnut Close.   

 
1.5 To the south and west are fields with sporadic residential dwellings.   Whilst the site 

is located outside the LBD there is residential development in the vicinity and it is 
within walking distance of Frittenden, a Tier 3 village, that is served by a Primary 
School, nursery/pre-school, place of worship and part-time post office.  There are 
some limited facilities within the village.  The site has been identified as part of the 
limited growth for this village, within the Submission Local Plan (SLP) and is included 
as policy AL/FR1.      

 
2.0 PROPOSAL 
 
2.1 The application seeks full planning permission for 23 dwellings, to replace the 

agricultural building on site.  The proposal would include surface car parking, on-plot 
parking and garages/car ports.  To the frontage of Plot 6 there would be an area of 
green space.  An internal road network would lead to dwellings to the rear of the site, 
with a private road leading to Plots 7 – 9 inclusive.  An internal footway is proposed 
to the western boundary, and swale/ SuDs to the southern boundary.  Amenity space 
would be provided to serve each dwelling.  

 
2.2 The proposal would include a revised access onto the Cranbrook Road in the north 

east corner of the site with footway along the front of the site, linking to the southern 
footway to the north east, on Cranbrook Road.  The development is proposed to be 
set back from the site frontage, with the existing hedge to be retained.  Immediately 
south of the hedge would be parking and a turning head, and the dwellings set back 
some 21m from the northern boundary line.   

 
2.2 Parking is to be allocated at three parking spaces for 4 or more bedrooms, and two 

spaces for 2 and 3 bed dwellings.  Ten visitor spaces are proposed, with eight of 
these to be located on the northern boundary, behind the retained hedge.  Two visitor 
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spaces are to be provided south of Plot 15.  The visitor spaces have been 
incorporated into the layout as to prevent being located directly outside a dwelling to 
which they do not relate.   

 
2.3  The development would comprise the following private sale and affordable units 

(equating to 39.13%); 
 

 Private Market Housing  Affordable Housing 

Houses  Five x 2 bed  Eight  x 2 bed  

 Three x 3 bed  One x 3 bed 

 Five x 4 bed   

Total  14 9 

 
2.4 The proposed dwellings would include Electric Vehicle (EV) charging at 7 kW on 

every plot.   
 
3.0 SUMMARY INFORMATION 

 Existing Proposed Change (+/-)  

Site Area  1.53 has 1.53 has n/a 

Land use Agricultural 
Barn and land 

Residential Residential 

No. of residential units 0 23 +23 

Max height Approx. 6.5m Plots 1& 2, 3 & 4 – 9.4m  
Plot 5 - 9.4m 
Plot 6 - 8.9m 
Plots 8 & 9 – 8.7m 
Plots 21, 22 & 23 -9.5m 

Approx. 
increase 3m  

Max eaves height Approx 3.9m Plots 1 & 2, 3 & 4 – 4.9m  
Plot 5 - 5m 
Plot 6 - 5m 
Plot 9 – 2.8m - 5m 
Plots 21, 22 & 23 -
approx. 5m 

Approx. 
increase 1m 

No. bedspaces N/A 83 +83 

No. affordable units N/A 9 +9 

Car parking spaces 
(inc. disabled) 

N/A 10 Visitor spaces 
45 On plot spaces  
26 Garage/car port 
spaces.   

+81 
 

No. of storeys Single storey 
agricultural 
building 

Two Two storey 
across the 
site 

 
4.0 PLANNING CONSTRAINTS 

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

• Consult KCC on Major Planning Applications Or Equivalent Only (including Reserved 
Matters) 

• Outside the Limits to built development (as defined by the Site Allocations Local Plan 
2016).  The LBD boundary is some 17m at the closest point.   
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• The Frittenden Conservation Area lies some 160m to the north east of the site, at the 
closest point.  

 
5.0 POLICY AND OTHER CONSIDERATIONS 

The National Planning Policy Framework (NPPF) (2021) 
National Planning Practice Guidance (NPPG)  
 
Site Allocations Local Plan (2016) 
Policy AL/STR1 – Limits to Built Development 
 
Core Strategy Development Plan Document (2010):  
Core Policy 1 (Delivery of Development) 
Core Policy 3 (Transport Infrastructure) 
Core Policy 4 (Environment)  
Core Policy 5 (Sustainable Design and Construction) 
Core Policy 6 (Housing Provision) 
Core Policy 8 (retail, Leisure and Community provision) 
Core Policy 14 (Development in the Villages and Rural Areas) 

 
Tunbridge Wells Borough Local Plan 2006:  
Policy LBD1 (Development outside the Limits to Built Development) 
Policy EN1 (Development Control Criteria) 
Policy EN10 (Archaeological Sites) 
Policy EN18 (Flood Risk) 
Policy H2: (Dwelling mix) 
Policy R2 (Recreation of open space in development of more than 15 bedspaces) 
Policy CS4 (Development contributions to school provision for developments over 15 
bedspaces) 
Policy TP1 (Major development requiring Transport Assessments and a Travel Plan) 
Policy TP4 (Access to the Road Network) 
Policy TP5 (Vehicle Parking Standards) 
Policy EN25: The Rural Landscape of the Borough 

 
Supplementary Planning Documents:  

• Renewable Energy SPD 

• Affordable Housing SPD 

• Recreation Open Space SPD July 2006 

• Landscape Character Area Assessment Dec 2017: Frittenden Pastures Low Weald 
Farmland 
 
Other documents:  
Kent Design Guide Review: Interim Guidance Note 3 (Residential parking)  
 
Tunbridge Wells Submission Local Plan: 

• Policy PSTR/FR1 sets out the development Strategy for Frittenden Parish 

• Policy AL / FR 1 – this is a criteria-based policy.  As a potential site allocation, the 
SLP proposes to amend the settlement boundary (LBD) accordingly, the incorporate 
the site.   

• H3 – Affordable Housing  

• Policy EN 9 - Biodiversity Net Gain 
 
(Full weight cannot be attached to this Plan as it has not been adopted, however 
policies attract levels of weight based on their consistency with the existing policies, 
NPPF and the level of objections received to the policies) 



 
Planning Committee Report 
16 March 2022 
 

 
 

 
6.0 LOCAL REPRESENTATIONS 

 
6.1 8 no. site notices were displayed on The Street on 1 July 2021 and a newspaper 

advert placed on 9 July 2021.  
 

6.2 5 responses were received from 5 residents raising the following concerns: 
- Not proportionate in scale with any other in the village or its immediate surrounds; 
- Impact upon rural landscape; 
- Pressure on existing infrastructure; 
- Impact on highways safety and increased traffic/parking; 
- Concern that traffic already speeds along Cranbrook Road – traffic calming/speed 

controls required at developer expense;  
- Dense development; 
- Out of character design; 
- Agree the site selected is correct but would question whether the plans are correct 

for this site; 
- Air pollution; 
- Need for homes for local people at the right size; 
- There should be at least 9 affordable dwellings and a mix of 2 and 3 bed, vital that 

these are taken over by the CLT to ensure they are for local people; and; 
- KCC are requesting sums for Cranbrook School, - Frittenden would be more 

sustainable. 
 

7.0 CONSULTATIONS 
Frittenden Parish Council 

7.01 20.01.22 – No objection raised, the Parish Council resolved to recommend approval 
subject to a planning condition to ensure the quality of external materials in 
accordance with the Conservation Officer’s recommendation.   

 
7.02 23.07.21 No objection raised.  Frittenden Parish Council considered the above 

application at a meeting on 20 July 2021 and resolved to recommend approval 
subject to the following: 
1. 40% affordable homes equates to 9 affordable homes. The application, as 
submitted, makes provision for only 8 affordable homes. Accordingly, no less than 9 
affordable homes (40%) must be provided. 
2. The affordable homes should be a mix of 2 and 3 bedroom homes, not all 2 
bedroom as proposed. 
3. As TWBC and the applicant are aware, Frittenden CLT proposes to acquire the 9 
affordable homes to be provided and the Parish Council would ask TWBC to support 
this proposal. 
4. The Parish Council questions whether the applicant has obtained confirmation 
from UKPN that sufficient power is available to power the proposed car charging 
points. If not, such confirmation should be obtained. 
5. Protection of the existing hedgerows and proposed green buffer and landscaping 
and biodiversity measures should all be express planning conditions. 
 
Natural England 

7.03 12.10.21 - No objection.  Based on the plans submitted, Natural England considers 
that the proposed development will not have significant adverse impacts on statutorily 
protected nature conservation sites or landscapes.  Generic advice provided as set 
out in Annex A.  
 
Kent Police 
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7.04 15.07.21 - No Objection raised.  Applicants/agents should consult us as Designing 
out Crime Officers (DOCO’s) to address CPTED and incorporate Secured By Design 
(SBD) as appropriate. 

 
Regarding this planning application, we confirm that if the requirements listed 
below are formally secured by Planning Condition, then we, on behalf of Kent 
Police have no objection to its approval:  
 
1. Pedestrian routes through the site do not meet SBD guidance. We would 
strongly recommend the installation of pavements on all roads to avoid vehicle 
and pedestrian conflict and improve the safety of the future occupiers. The 
current plan shows shared vehicle/ pedestrian areas serving plots 7-9 and 16-23 
(including visitor bays).  

 

2. Boundary and divisional treatments to be min 1.8m in height including gates, if 
proposed, that are lockable from both sides, to protect rear garden areas and 
corner properties. We note from the documents that a 1.2m fence is proposed to 
the rear of plots 1 to 8. We have no objection to this as long as the hedge running 
alongside is dense and regularly maintained.  

 

3. Lighting. Please note, whilst we are not qualified lighting engineers, any 
lighting plan should be approved by a professional lighting engineer (e.g. a 
Member of the ILP), particularly where a lighting condition is imposed, to help 
avoid conflict and light pollution. Bollard lighting should be avoided, SBD Homes 
2019 states:  
 
“18.3 Bollard lighting is purely for wayfinding and can be easily obscured. It does 
not project sufficient light at the right height making it difficult to recognise facial 
features and as a result causes an increase in the fear of crime. It should be 
avoided.”  
 
Lighting of all roads including main, side roads, cul de sacs and car parking areas 
should be to BS5489-1:2020 in accordance with SBD and the British Parking 
Association (BPA) Park Mark Safer Parking Scheme specifications and 
standards. Any lack of lighting for unadopted roads is a concern as it will 
encourage home and vehicle owners to install ad-hoc lighting, likely to cause 
conflict and light pollution. A professional lighting engineer will be able to design a 
plan to aid security without risking light pollution, a dual solution is possible.  
 
4. All parking areas must be covered by natural surveillance from an “active” 
window e.g. lounge or kitchen and well lit. Plots 7 and 9, and 1 and 2 both have a 
shared double garage which cannot be overlooked by the occupier. We 
recommend these parking areas be relocated where the owner can view their 
vehicle. If this is not possible we strongly recommend the use of SBD or sold 
secure locks on the garage doors. We would recommend all car ports are 
changed to either open parking bays or lockable garages to provide natural 
surveillance and further security. If this is not possible car ports must be well lit 
and painted in a light colour to optimise the lighting and further surveillance 
opportunities. In addition, we request appropriate signage for visitor bays to avoid 
conflict and misuse.  

 

5. Security to be provided for Cycles, Motorbikes, Mopeds and E bikes. SBD and 
Sold Secure standard ground or wall anchors in securely lockable sheds can help 
provide this.  
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6. New trees should help protect and enhance security without reducing the 
opportunity for surveillance or the effectiveness of lighting. Tall slender trees with 
a crown of above 2m rather than low crowned species are more suitable than 
“round shaped” trees with a low crown. New trees should not be planted within 
parking areas or too close to street lighting. New shrubs should be maintained at 
no higher than 1m unless planted to create a densely planted defensive 
perimeter treatment.  

 

7. All external doorsets inc. folding, sliding or patio of PAS 24: 2016 UKAS 
certified standard, STS 201 or LPS 2081 Security Rating B+. Please Note, PAS 
24: 2012 tested for ADQ (Building Regs) has been superseded and is not 
suitable for this development.  

 

8. Recessed doorways should not be any deeper than 1m to prevent loitering.  

 

9. Windows on the ground floor or vulnerable to meet PAS 24: 2016 UKAS 
certified standard, STS 204 Issue 6:2016, LPS 1175 Issue 8:2018 Security 
Rating 1/A1, STS 202 Issue 7:2016 Burglary Rating 1 or LPS 2081 Issue 
1.1:2016 Security Rating A. Glazing to be laminated as toughened glass alone is 
not suitable for security.  
 
NHS Kent and Medway 

7.05 26/07/21– No objection raised.  The CCG has assessed the implications of this 
proposal on the delivery of general practice services and is of the opinion that it will 
have a direct impact which will require mitigation through the payment of a financial 
contribution.  The proposal would generate 57 new patient registrations 
approximately.  The proposal falls within the current practice boundaries of Malling 
Health Four, The Crane Surgery, the Old School Surgery and Headcorn Surgery.  
There is currently limited capacity within the existing general practice premises to 
accommodate the growth in this area.  The new registrations from this development, 
along with other new developments, will therefore need to be met through the 
creation of additional capacity in general practice premises.  It is anticipated that the 
contribution would be used as set out in the table below; 

 
7.06 Required Contributions: 

 Total Chargeable 
Units 

Indicative 
Total 

Project 

General 
Practice 

23 £20,412 Towards refurbishment, reconfiguration 
and/or extension of Malling Health Four, 
The Crane Surgery and Old School 
Surgery within Weald PCN and Headcorn 
Surgery within The Ridge PCN and/or 
towards new general practice premises in 
the area. 

  
Southern Water 

 12.08.21 & 07.01.22 
7.07 No objection raised, investigations indicate that Southern Water can facilitate foul 

sewerage disposal to serve 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.   
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7.08 The application refers to the use of SuDs, under certain circumstances SuDs will be 
adopted by SW 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 Design and 
Construction Guidance.  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 inundation of the foul sewerage system.  

 
7.09 An informative is requested that seeks details of the foul and surface water. 
 (Officer note – this would normally be included as a condition, and it therefore 

included as such within Section 11 of your report).  
 
 Environment Agency 

01.07.21 & 31.12.21 
7.10 Assessed as low environmental risk and therefore no comment to make.  The 

applicant may be required to apply for other consents directly from the EA.  
 
 KCC Lead Flood Authority 
7.11 Details regarding point 1 need to be provided before determination, the remaining 

details can be addressed through conditions.     
 
7.12 27.01.22 - Following an earlier request for the details of the surface water drainage, 

comment is made on, and additional information requested on, the Flood Risk 
Assessment produced by Stantec Ref. 332419134/4001 Rev A (dated May 2021).  
The site discharges the surface water runoff via infiltration basins and permeable 
paving. An infiltration rate of 1x10-6m/s has been modelled prior to completion of 
infiltration testing.  

 
7.13 Kent County Council as Lead Local Flood Authority have the following comments: 

1. Whilst it is appreciated that a full network has been modelled in Microdrainage, the 
simulation results have not been provided. As per KCC guidance, the simulation 
results for the 1 in 1 year, 1 in 30 year and 1 in 100 year plus 40% climate change 
are required. 
2. As mentioned in the provided Flood Risk Assessment, we would expect to see 
infiltration testing completed to BRE Digest 365. As the minimum acceptable 
infiltration rate of 1x10-6m/s has been modelled, this can be provided at detailed 
design stage we would highlight though that this assumed rate is the maximum 
quoted rate in table 25.1 for a silty clay loam. 
3. Confirmation is required that the correct soakaway exclusion zone has been 
applied for the infiltration trenches to the south of the development. No existing or 
proposed structure should be located within the soakaway exclusion zone. 
4. As the permeable paving is being used as an infiltration device and is located 
within the exclusion zone, confirmation is required that no additional roof area is 
discharged to the permeable paving. 

 
KCC Highways and Transportation 

 13.01.22 
7.14 The Highway Authority do not raise objections in their comments, they comment that 

on the basis that the development is to remain private, the HA’s focus is limited and 
comments remain advisory with respect to the internal layout of the site.  Earlier 
comments are re-iterated regarding the lack of footway both sides of the carriageway 
when development is on both sides and would further advise that his matter has been 
picked up by Road Safety Auditors at other residential development in village 
settings, comments regarding tandem parking arrangements are also reiterated.  
 



 
Planning Committee Report 
16 March 2022 
 

 
 

7.15 Please refer to earlier comments for recommended conditions and informatives.    
 

7.16 20.08.21 – following submission of the RSA1, it is noted that there is a 
recommendation in connection with the relocation of the speed limit to relocate the 
vehicle activated signage (VAS) as well as the gateway, it is noted that the client is 
happy to undertake this work.  A Grampian condition is included to secure this.   

 
7.17 The works to provide access and the footway will affect a land drainage ditch and will 

therefore require separate formal flood defence consent from KCC as flood defence 
authority, prior to the commencement of any works. It appears that despite 
recommendation at pre-app no discussions have yet been undertaken with KCC’s 
flood team on this matter. The Highway Authority are advised that this may be 
covered by informative below. 
 

7.18 With regards to the detailed layout please can the applicant confirm as to whether the 
scheme is proposed for adoption and provide a plan showing the area of proposed 
adoption. 

 
7.19 Revisions will be necessary to meet adoptable standards : 
 
7.20 Of particular concern is the provision of footway on only one side of the carriageway. 

This arrangement is not acceptable for it gives a very mixed message to all road 
users as to whether the link is a shared surface or carriageway/footway arrangement 
where a footway should be provided on both sides where there is development. 
There is also a lack of suitable and defined connection points between the footway 
and the proposed shared surface at the front of the development. The use of shared 
surface will also require adequate service margins and raises the issue of lighting 
which will require early consultation with KCC lighting Engineers and PC. 

 
7.21 Some easing of the geometry will also be required to more satisfactorily 

accommodate the refuse vehicle. 
 
7.22 With regard to parking provision, some plots only have one space plus a garage 

which is not included in overall provision in IGN3 and there is also a high proportion 
of tandem parking spaces. These arrangements are frequently underutilised and 
whilst additional spaces have been provided as compensation, these are 
predominantly clustered at the front of the site and therefore any benefit is limited. 
Also of concern is the proposed rear parking at plot 1 and 2 which is likely to lead to 
indiscriminate parking on the bend at the entrance to the site which can prejudice the 
success of a scheme. The swept path analysis demonstrates that large vehicles will 
not be able to enter if parking takes place here. 

 
7.23 It is therefore recommended that further consideration is given to the proposed 

parking arrangements to bring forward a good self-enforcing design solution across 
the site. The TS confirms suitable provision of EV charging, for units with on plot 
parking 1 active charging point per dwelling with minimum output rating of 7KW.  
Conditions and informatives recommended to cover the following matters in due 
course; Grampian condition to cover off-site highway works, visibility splays, parking 
and servicing to be retained, provision of EV points, completion of footpaths and 
footways.   

 
7.24 16.07.21 - The proposals include creation of a new access and works to the highway 

to provide a footway link into the village. An RSA Stage 1 is therefore required prior 
to the grant of planning permission and it is requested this be provided.   
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It would appear that the proposals include works which affect a land drainage ditch 
and separate consent will be required from KCC's Land Drainage Team. Could the 
applicant please advise of any liaison they have already carried out on this matter, as 
recommended at pre-app stage.  Standard informatives recommended.  

 
KCC Economic Development 13.07.21 

7.25 Required Contributions: 

 

 
 
KCC Archaeology 

7.26 24.02.22 – No objection raised.  The site lies to the west of the Post Medieval 
settlement of Frittenden. There is some potential for prehistoric and later remains and 
in view of the size of the development, some archaeological works would be 
appropriate.  It is noted that the application is supported by an Archaeological DBA 
by RPS, the report and the recommendations are agreed with.  A condition to secure 
archaeological field evaluation works and investigations is recommended.     
 
TWBC Conservation and Urban Design Officer 

7.27 Addendum  - 04.01.2022 – No objection, amendments to parking, ridge heights, and 
boundary treatments in response to LBO’s comments are noted but the CO has no 
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further comments to make, with the exception of questioning why the roof material to 
the car ports to units 10-23 has been changed from clay tile to slate, which is 
considered would look somewhat odd to have a different roof material on the house 
and adjacent car port.   

 
 09.07.2021 
7.28 This proposed residential development is within a site allocated for such use in the 

Pre-Submission Local Plan. The design process has undergone development through 
pre-application discussion and the layout responds to the linear development of the 
Cranbrook Road as characterised by the 20th century development to the north. The 
Frittenden Conservation Area is just adjacent to this ribbon development, so in 
relative close proximity to the site. The dense form of the development and the plots 
being located deep within the site means that it is not characteristic of historic or more 
recent development in Frittenden, just in terms of the density and position, not 
necessarily the layout, which is an otherwise good response to some of the patterns. 

 
7.29 The application is supported by a built heritage statement, which is not considered 

thorough in its assessment of significance and impact of proposals on significance. It 
does note that the site is separated from proximate built heritage assets by 
intervening modern built development. A view is given that it results in a neutral 
alteration to the wider setting of the CA and not have any potential to affect the 
significance of any heritage asset. However, in my view this is a simplistic approach - 
it forms part of the approach on Cranbrook Road which has a rural character to it, 
which is part of the experience of entering Frittenden, a small village. The significance 
of the Conservation Area itself is not discussed at all. The CO agrees that it forms 'a 
minor element of the semi-rural or edge of settlement character space by which the 
conservation area is approached on Cranbrook Road' but does not agree with the 
remainder of the sentence, which states that it 'makes no contribution to the 
significance of the conservation area'. This is a very small manorial village with a 
typical layout of historic houses and building associated with village amenities, such 
as the smithy, bakery, etc. A development of this size just on the southern outskirts 
will feel incongruous as a separate residential grouping. Historic England's GPA3 is 
referenced but there is no evidence that it has been applied. The CO believes that, 
whilst the nature of the contribution of the site towards significance is recognised (a 
medieval piece of agricultural land forming the semi-rural edge of the settlement), the 
level of contribution is slightly downplayed. The next step in GPA3 is to consider the 
factors of the development proposals that would impact on this contribution to 
significance. In this case, the statement does recognise that it has always been part 
of the agricultural hinterland of the historic village. Having regard to the GPA3 check 
list of attributes of a development which affect significance, it would be a permanent 
change in character, and one which does not relate well to the built form and spaces 
of the village. 

 
7.30 However, as stated above the contribution of the site is relatively minor, just as part of 

the approach and with no historic connections, and care has been taken with the 
layout (ribbon at front, loose form to the rear such as a historic farmstead would 
appear) and appearance, as set out in the design and access statement, which is 
very thorough. Appropriate reference has been made to guidance which assists with 
local distinctiveness, such as the High Weald Colour Study, and the High Weald 
Design Guide. Architectural style is based on local context, and materials used 
appropriately according to house typology. Whilst it would be preferable to use less 
close boarded fencing, particularly at unit 7, the majority will be within the plots and 
the site otherwise enclosed by hedging and post and rail fences. Gardens are of a 
reasonable size, and the hedgerow to the front is to be maintained and enhanced, 
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and a footpath linking to the village incorporated. In design terms, the use of Building 
for a Healthy Life as an assessment tool is welcomed. 
 

7.31 The CO concludes, that whilst harm would be caused it would be at the low end of 
less than substantial, thanks to the work put into the design process to mitigate any 
harm and respond to context as far as possible given the numbers on site, and 
location of the site. Paragraph 196 of the NPPF therefore applies. If the 
recommendation is to grant permission, a suggested condition to ensure quality of 
appearance would be details of all external materials, including source and type. 
 
TWBC Environmental Protection 

7.32 30.07.21 - No objection subject to conditions and informatives.  Site is located in a 
rural area, traffic noise is unlikely to be significant.  Site is located outside any AQMA 
and it is not considered that the scale of this development and / or its position either 
warrants an air quality assessment or an Air Quality Emissions Reduction condition 
applied to it.  EV charging points would be a useful promotion of a sustainable travel 
option.  There is no indication of land contamination based on information from the 
contaminated land database or historic maps databases but the historical use for 
agricultural purposes leads me to believe that it would be prudent to attach at least a 
watching brief type of contaminated land condition to any permission.   

 
7.33 The application form indicates foul sewage to be dealt with via the mains, however 

there are no known private water supplies in the vicinity.  Details regarding any 
external lighting should be secured through condition.  Demolition and construction 
may have an impact on local residents and so the usual conditions/informatives 
should apply in this respect.   

 
 TWBC Housing 

7.34 19.10.21 - The scheme provides 40% affordable housing, (9 units) which meets 
current planning policy and the new affordable housing policy requirements of the 
Draft Local Plan, (40% affordable housing on greenfield sites). 

 
The new Local Plan proposes a tenure mix comprising of 40% shared ownership and 
60% social rent for the development. Below housing need is detailed, taken from the 
Council’s Housing Register. This shows the high demand for social rented housing in 
the Frittenden area and includes 5 households who have a strong local connection to 
the Parish. The new Local Plan favours social rent over affordable rent which is more 
affordable to tenants. 

 
The scheme submitted proposes the affordable housing size and tenure mix below: 
•        9 x 2 bed 3 persons properties 

 
The development should conform to the housing need below within Frittenden. To 
meet this, we would propose: 
•         2 x 1 bedroom flats  
•         2 x 2 bedroom 3 person houses 
•         2 x 2 bed 4 person houses 
•         2 x 3 bed 5 person houses 
•         1 x 4 bed six person houses  

 
There are 103 households seeking Frittenden as an area to live: 
• 42 households requiring a one bedroom property including 8 x level 3 mobility 

and 3 x level 2 mobility  

• 29 households requiring a two bedroom property including 2 x level 3 mobility 
and 1 x level 1 mobility  



 
Planning Committee Report 
16 March 2022 
 

 
 

• 26 households requiring a three bedroom property including 1 x level 1 mobility  

• 5 households requiring a four bedroom property including 1 x level 3 mobility 
 

There are 5 households with a local connection to Frittenden: 

• 4 households requiring a 1 bedroom property including 2 x level 3 mobility  

• 1 household requiring a 4 bedroom property   
 
It is asked that 5% of the affordable housing sizes be built to M4(3) standard of the 
Building Regulations. These should be on the end of streets for easier accessibility.   

 
All of the affordable housing should be built, where possible, to meet the standard set 
out by M4(2) of the Building Regulations. 

 
The affordable housing should be well integrated with the market housing and have 
access to private and communal open space wherever possible. 

 
The affordable housing should be secured via a Section 106 Agreement and include 
the procedure for nominations rights for the council for rented housing and the Help 
to Buy agent for intermediate housing. 
  
TWBC Landscape and Biodiversity Officer 

7.35 14.02.2022 & 09.02.2022 – No objections raised, latest comment is that the GCN 
certificate is accepted, and it is suggested that 1 biodiversity units (equating to 
£18,000) should be contributed.   

 
7.36 Following review of amendments, the follow comments are made;   

- The site is isolated from other strong landscape features, and due to the size and 
rectilinear form of plot there are limited options for layouts that would maximise 
the development.  LBO there has no objection to the layout which has tried with 
some success to respond to the local contact with the arrangement and form of 
buildings.  Some concern remains regarding boundary treatments and design of 
green spaces but this can be dealt with by condition and include; 

- Brick walls should replace close board fencing on rear of units 16/17, side and 
rear of unit 15. 

- The boundary fence to retained green space is proposed as 1.2m hit and miss. 
This should be 1.8m hit and miss where boundary follows rear gardens and 
elsewhere would be better as 1.2m post and rail with stock wire. Either way 
details of the fences should be secured by condition. 

- The circular path around the pond is a little formal – it would be better to exclude 
the rear path and plant up the gaps with scrub and small trees. 

- There is a small green space to the front of Unit 6 described as a “village green” 
which is rather optimistic but none the less could provide a green focal point – to 
achieve this it should perhaps have a significant tree planted centrally with a 
surround of estate railings – suggest semi-mature oak.  This can be secured 
through landscape conditions. 

- The suite of ecological reports have been prepared by suitable professionals to a 
recognised methodology and as such the findings are broadly accepted.  There 
are concerns regarding mitigation and Biodiversity Net Gain (BNG). 

- Dormice – it is not clear how much hedgerow will be removed but it does appear 
minimal.  That being the case, the dormice can be dealt with using a 
precautionary method of hedgerow removal.   

- Reptiles – as the population is small, it is likely that the matter can be dealt with 
using a Reasonable Avoidance Measures (RAMs) and a scheme of 
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enhancements within the landscaping proposals.  This again can be secured by 
condition. 

- GCN – its unclear how these can be dealt with as they are present on site in a 
pond to be lost and whilst the terrestrial habitat may be suboptimal it appears to 
be still effective.  No obvious place in the scheme to provide mitigation in that the 
ponds proposed are primarily for drainage and not newts and there is limited 
availability for terrestrial habitat.  A scheme of mitigation should be provided prior 
to determination.  This may be possible to address through the District Licensing 
scheme but even that requires details to be submitted with the application.   

- BNG The conclusion of the BNG report that there will be  net gain of 37.27% in 
area units or a total of 4.72 units is not accepted this is because in the LBO’s 
view the habits to be created have been overvalued and indeed the narrow strip 
around the site that is supposed to provide both scrub and grassland is 
questionable in terms of real value achievability and sustainability. Of particular 
concern: 

- Achieving other neutral grassland from modified grassland status given the 
narrowness of the area, shading and amenity uses seem unlikely.  An improved 
condition of modified grassland is more likely. 

- Achieving good scrub habitat may also be difficult given amenity uses and 
expectations here should be lowered 

- It is very unlikely that all garden areas will be vegetated and so the area should 
be reduced to allow for paths, patios, garden shed etc to 50% 

- Recalculating the Net gain using this approach results in a total of around 3.42 
Units which equates to a loss of around 0.5 of a unit. To achieve a 10% gain 
requires nearly 0.4 of a unit of additional gain. 

- In addition the LBO is concerned about the claim for a pond as it appears that 
these are SUDs features not wildlife ponds and so should be treated differently. 
The calculations are in the end a proxy and one needs to consider the likely 
hood of target habitats and conditions being achieved, the existing condition and 
possible future condition of the site and factors outside the Metric such as 
disturbance. Key considerations here are that there will now be intensive 
residential use of the site which will have a negative effect on surrounding land 
and the rather linear and fragmented nature of proposed habitats, within places, 
continuing amenity use.  These factors suggest that a more precautionary 
approach should be sued in concluding on net gain. 

- At present my view is that the scheme will not achieve net gain and may even 
result in a small loss. I would suggest that a contribution to an offsite gain 
equivalent to 1 unit would ensure that the scheme could overall meets the target 
of 10% net gain. It the applicant is in agreement with this approach the matter 
can be dealt with by condition and legal agreement.  If not then I suggest some 
further discussion but the lack of provision for net gain may lead to a reason for 
refusal. 

- The outstanding matter is that of GCN – this needs to be resolved before 
determination. 

 
7.37 12.07.21 Initial comments can be summarised as follows; 

- This proposed allocated site is noted as previously a challenge to develop in 
terms of settlement pattern as it is deeper than most existing development.   

- The approach of stronger linear development to the front of the site using 
terraces that follows an existing building line with looser development to the rear 
is an acceptable approach although the larger more dominant forms proposed 
for the rear plots may undermine this.  some views/sections from the road would 
help in consideration of this.  A taller building to the rear may not be an issue but 
several may be.   
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- Limited scope for any connectively to the wider landscape but the layout does 
provide for a narrow visual corridor to the west although the landscape scheme 
does not yet reflect this. A similar approach could be taken with views to the 
south east.   

- On the whole taking account of the amount of proposed built form and the 
proposed boundary treatments and layout of the scheme with buildings mostly 
facing inwards it is likely that the scheme will appear as a somewhat enclosed 
scheme and somewhat separate from the existing settlement.   

- Landscaping can make a big difference in terms of maintaining what 
connectivity/visibility there is or by reinforcing a sense of separation. The current 
information gives little indication of intent in respect of this aspect and so this is a 
concern that should be explored further before determination.  

- What does each hedge comprise of, how is it to be maintained and at what 
height and at what intervals? Standard trees in hedgerows can help assimilate a 
scheme into the landscape but also provide views under canopies to areas 
beyond provided there is enough of a clear stem (3m plus). 

- The masterplan is a little misleading in that it shows rear garden boundaries as 
hedgerows whereas they will in fact be close boarded fences. The fencing is 
shown on the boundary proposals which in themselves would benefits from 
some revisions: 

- Close board on units 9 and 7 should be replaced by brick walls 
- Post and rail in public places is welcome but it is not suitable for rear gardens 

and should here be replaced by a hit and miss fence. e.g. Units 1, 3, 4, 5, 6, and 
8.  

- There would be a possible lack of defensible space to the front of Units 16 to 23 
and 10 to 13 as advocated by criteria 12 of Building for a Healthy Life as noted in 
the DAS. 

- There is a rather optimistic parking/landscape proposal for three tandem parking 
spaces between Units 11 and 12 which needs to be reconsidered. 

- The post and rail should be used to control accessibility on retained features 
especially the hedge and green space to the site frontage so that fencing would 
run along or close to the kerb line of the visitor parking bays and access road. 

- The pond in the south west corner is essentially the only community space but is 
tightly hemmed in by units 8 and 9 so that it appears more as a private space 
and is un-inviting to other residents or the wider community.  It also forms part of 
a wider indicative attenuation scheme and so there is no indication whether 
these “ponds” will be wet or dry. These will also clearly form part of the 
ecological mitigation strategy but it is not clear what type of habitats they will 
include. This approach relies upon off site areas of vegetation to the east to filter 
views of the development with no clear strategy of what vegetation will be 
provide on-site. 
 
ECOLOGICAL SCOPING SURVEY Martin Newcombe 2019 update April 2021 

- The report has been prepared by a suitable professional to a recognised 
methodology and as such the findings are broadly accepted noting the 
comments below. Surveys were recommended for GCN and there is reference to 
an unnamed reptile survey which indicated the presence of slow worms. The 
report also suggests that dormice may be present in the road side hedge and 
that “It appears that the hedge is being retained, and as long as this is so, it will 
avoid potential impact upon dormice, but if damage has to occur, a statement of 
reasonable avoidance measures will be required. Dormouse is protected by the 
Wildlife and Countryside Act 1981 and the Conservation of Habitats and Species 
Regulations 2017”.  

- The LBO does not altogether agree with this statement – whether avoidance or a 
wider licensable operation is required will depend upon how likely it is that 
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dormice are present and the extent to which the hedgerow will be affected. There 
is reference to an access plan in the Transport Statement but I cannot see it 
online. This needs to be provided so that this matter can be properly considered. 
 
GREAT CRESTED NEWT SURVEY Cuculus June 2020 

- The report has been prepared by a suitable professional to a recognised 
methodology and as such the findings are broadly accepted noting that the 
methodology for the desk top survey did not include the proper sources of locally 
available information as required by good practice, in particular the KMBRC but 
also information from KRAG and the Natural England District Licensing scheme. 

- GCN have been recorded in ponds on and adjacent to the site along with other 
more common amphibians. Consequently, the pond and the connectivity to wider 
suitable habitat for amphibians should be retained and the local population 
protected.  Should the applicant decide to go down a district licensing route to 
remove the pond details of this must be provided prior to determination and a full 
scheme of avoidance, mitigation and enhancements for all amphibians provided 
that is to the satisfaction of the Council.  
 
REPTILE SURVEY Caculus July 2020 

- The report has been prepared by a suitable professional to a recognised 
methodology and as such the findings are broadly accepted.  A low number of 
slow worms were recorded which suggests that on this occasion and scheme of 
avoidance involving habitat manipulation and destruction with improvements to 
retained habitat would be sufficient. 
 

- There is no information on Biodiversity Net Gain – the applicant will need to 
complete a calculation using the DEFRA metric and submit this together with 
appropriate plans prior to determination. 

- Conclusions – some concerns with the layout and some details but some can be 
resolved through condition (with some aspects resolved before determination).  
In particular the overlapping issues of provision of green space, drainage, and 
mitigation for GCN needs to be rethought and further details provided, which 
may result in a significant change with the pond being retained in situ to become 
a key feature of the new green space.  Further details/images of buildings 
heights/massing should be provided.  The access drawing needs to be provided 
and net gain needs to be demonstrated.  If the site cannot achieve net gain there 
may be an option to use the Councils interim off site scheme.   

 
TWBC Tree Officer  

7.38 25.01.2022 - No objection, no comments to make on the scheme. 
 

8.0 APPLICANT’S SUPPORTING COMMENTS (taken from the supporting 
documents).  

- The scheme would provide 23 high quality, mixed dwelling types helping to meet the 
need for market and affordable housing and would;  

- Retain, enhance and create new landscaping along all boundaries to lessen the 
visual impact of the development when approaching the village; 

- There would be extensive biodiversity benefits throughout the scheme including new 
attenuation ponds and low housing densities  - allowing for large private gardens,  
encouraging residents to grow their own food and keep livestock; 

- Create extensive ecological benefits by integrating SuDs and new and enhanced 
vegetation across the site;  

- Accord with the topography, accords with the High Weald AONB Management Plan 
and Housing Design Guide; 
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- Provide primary access on Cranbrook Road within an existing 30mph speed 
restriction;  

- The scheme can provide contributions towards the enhancement or maintenance of 
the allotments, public open space and equipped play across the village.   

- Frittenden’s pattern of Urban development  and surrounding natural context has been 
studied and important views and ecological aspects considered.  The proposal is 
landscape led and biodiversity led;  

- The site is within the control of Jarvis Homes who are committed to delivering 
sustainable development, the site is considered to be available; 

- The site is considered suitable as it offers a suitable location in relation to existing 
residential areas around Frittenden, can be developed immediately, has no technical 
constraints to prevent this and the site is located in walking distance of local facilities 
in Frittenden; and; 

- The scheme is achievable and would contribute to meeting housing need.   
 
9.0 BACKGROUND PAPERS AND PLANS 

- Application Form 
- L01 Location Plan 
- P02 Illustrative Masterplan Rev C 
- P02 Illustrative Masterplan Rev C Adopted areas 
- P100 Floor plans Plots 1 & 2  
- P101 Elevations Plots 1, 2, 3 & 4   
- P102 Floor plans Plots 3 & 4  
- P105 Floor plans Plot 5  
- P106 Floor plan Plot 6  
- P106 Elevations Plot 5  
- P107 Elevations Plot 6 Rev B  
- P108 Floor plans Plot 7 
- P109 Elevations Plot 7 Rev B 
- P110 Floor plans Plot 8 
- P111 Elevations Plot 8 1 of 2 Rev B 
- P112 Plot 8 2 of 2 Rev B 
- P113 Floor plans Plot 9 
- P114 Elevations Plot 9 Rev B 
- P115 Floor plans Plots 10 & 11  
- P116 Elevations Plots 10 & 11  
- P117 Floor plans Plots 12 & 13 
- P118 Elevations Plots 12 & 13  
- P119 Floor plans Plots 14 & 15  
- P120 Elevations Plots 14 & 15 
- P121 Floor plans Plots 16 & 17  
- P122 Elevations Plots 16 & 17  
- P123 Floor plans Plots 18,19 & 20  
- P124 Elevations Plots 18, 19 & 20  
- P125 Floor plans Plots 18, 19 & 20  
- P126 Elevations Plots 21, 22 & 23  
- P200 Plot 1 & 2 Garage  
- P201 Plots 3 & 4 Garage  
- P202 Plot 5 Garage  
- P203 Plot 6 Garage 
- P204 Plots 7 & 9 Garage  
- P205 Plot 1, 11, 12, 13 Garage  
- P206 Plot 14 & 15 Garage  
- P207 Plots 18-20 & 21-23 Carports 
- P06 Existing Block Plan  
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- P300 Existing elevations 1 of 2  
- P301 Existing elevations 2 of 2  
- P07 Proposed block plan 
- Ecological Scoping Survey 16.12.2019 Amended 6.04.2021 (that concluded action 

was required in relation to reptiles and further survey work in relation to GCN.  In 
relation to dormouse, reasonable avoidance measures are recommended, no badger 
setts or field signs in respect of badger were identified, and no trees that could be 
used by roosting bats.  There was no evidence in the building of bats).   

- Great Crested Newt Survey 29/06/2020 (which established GCN on the site and in 
three other ponds belonging to neighbouring properties.  For the development to 
proceed a license would be required and suitable mitigation must be implemented 
resulting in a net gain for the GCN population).   

- Reptile Survey 21/07/2020 (concluded a low population of slow worms requiring 
mitigation and compensation). 

- Transport Statement April 2021 
- Tree report April 2021   
- Archaeology Desk Based Assessment April 2021 
- Built Heritage Assessment April 2021 
- Design and Access Statement April 2021 
- Landscape & Biodiversity Enhancements Plan 8799L.LBE.001 Rev B 
- Site Sections P02 Rev C 
- Landscape plan P03 Rev C 
- Sections A-A & B-B 
- Drainage Strategy P04 Rev C 
- Parking and Refuse Strategy P05 Rev C 
- Affordable Housing Plan Illustrative P10 
- Surface Water drainage summary (100 year plus Climate change 
- Surface Water drainage schedule  

 
10.0 APPRAISAL 

 
10.01 The site is outside the LBD, where there is a presumption against new development.  

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 and will be addressed in the principle of 
development.  

 
10.02 The main issues are considered to be the principle of development at this site 

including whether the proposal can be considered to comprise sustainable 
development and the impact on the landscape, design issues, residential amenity, 
highways – access and parking, the impact upon ecology, heritage assets, drainage 
and any other relevant matters.  

 
Principle of the Development 

10.03 Para 74 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 5% or 20%, depending on 
particular circumstances of the LPA.  At present the Council considers that it can 
demonstrate a housing land supply of 4.75 years, therefore the Council considers 
that is does not currently have five year housing land supply.  One of the core 
planning principles in the NPPF is for local planning authorities to make every effort 
to meet objectively assessed needs for housing.   
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10.04 Paragraph 11 sets out that there is a presumption in favour of sustainable 

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

 
“i. the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development proposed 
(footnote 7); 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.”  

 
10.05 Footnote 8 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).  

 
10.06 Both parts of Para 11 (d) could potentially apply here as the Frittenden Conservation 

Area is located to the east.  Whilst legislation still provides for planning decisions to 
be made in accordance with the provisions of the adopted Development Plan, the 
weight afforded to the NPPF and NPPG as “other material considerations” has 
grown, particularly in relation to housing supply and delivery.   

 
10.07 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: EN1, EN15, EN25, TP3, TP4, TP5, R2, CS4, Core Strategy 
CP1, CP3, CP4, CP5, CP6, 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 219 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). 

 
10.08 As set out above, Tunbridge Wells Borough Council has submitted the Submission 

Local Plan (SLP) to the Inspectorate (November 2021) which has a plan period which 
extends to 2038.  The Submission Local Plan has been through regulation 18 and 19 
stages and is due to be Examined March through to June 2022.  The plan holds 
limited weight but is a material consideration, although some policies are considered 
to hold more weight due to consistency with the Framework, and the existing 
development plan, and having regard to the degree to which there are unresolved 
objections.  

 
10.09 The relevant policy that allocates this site for residential development in the SLP is 

Policy AL/FR1.  This policy is considered to hold limited weight, whilst there is 
consistency with the NPPF, and only one outstanding comment regarding site 
density and efficient use of land, the policy does not comply with existing 
development plan policy.  The SLP is 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.  Policy PSTR/FR1 in the SLP sets out the development 
Strategy for Frittenden Parish.  Policy AL/FR1 sets out the expectations in the SLP in 
relation to development contributions towards the provision of local facilities.  
Consideration needs to be given in the decision making process as to how 
development should contribute to this infrastructure.  The policy is criteria based and 
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the requirements are set out below, and it is considered appropriate to discuss these 
requirements in the consideration of this application.   

 
 Submission Local Plan 

10.10 The application site, as defined on the Frittenden Policies Map, is allocated for 
residential development providing approximately 25-30 dwellings, of which 40 
percent shall be affordable housing. Development on the site shall accord with the 
following requirements:  
 
1. The site shall be served from the existing single point of vehicular access serving 
the site from Cranbrook Road, as shown indicatively on the site layout plan;  
 
The access is shown within the SLP to the north east corner of the site, where the 
existing agricultural building is currently accessed.  The site location plan on the 
submitted plans shows the access to be located in a similar position, as a single point 
of access, and therefore accords with the first criteria.   
 
2. Any improvements to the vehicular access shall minimise the loss of existing 
hedgerow, with proposals for the site to include satisfactory arrangements for the 
remaining hedgerow to be maintained and, if appropriate, enhanced;  
 
A footway is proposed to the north east of the site, to connect to the footpath to the 
east, which leads into the village.  The 1.8m footpath is proposed to connect from the 
footway to the proposed shared surface at the front of the development, creating a 
suitable and defined connection point between them.  The planning statement 
confirms that the loss of existing hedgerow would be minimised.   The Highway Note 
sets out that there is no intention for the roadside hedge to be damaged or removed 
as part of the proposed development.  A topographic survey carried out for the area 
surrounding the site confirms that a footway of sufficient width would be provided 
without damaging the existing hedge.  Protection of the hedge can be achieved 
through conditions.   
 
3. A transport assessment shall be submitted with the planning application. This shall 
include details of a pedestrian footway link to the existing footway network. It is 
expected that the footway and any mitigation measures will be implemented by the 
developer prior to first occupation of the development. The transport assessment 
shall also consider and provide for speed reduction along the frontage of the site. A 
contribution may be taken if appropriate;  
 
As above, it is proposed that the scheme provide a footway to the front of the site.  
The scheme also proposes to relocate the speed limit and in accordance with the 
RSA1 recommendation, the applicant is happy to undertake relocation of the vehicle 
activated signage as well as the gateway.  KCC recommend this is secured through 
Grampian condition.   
 
4. The layout and design of the scheme shall give full consideration to the site’s 
edge-of-village location, providing a suitable and sensitive urban edge to the 
settlement, including provision of landscape buffers and open space to ensure a soft 
approach to the village and be sensitively designed in relation to heritage assets;  
 
It is noted by Specialist officers that the site is a challenge to develop in terms of 
settlement pattern as the site is deeper than existing development.  However, the 
proposed scheme is considered to be a good response to development patterns, 
density and position is not characteristic of the historic or more recent development, 
due to the inherent nature of the site, being edge of a small rural village and being a 
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deeper plot.  Care has been taken within the layout and appearance of the 
development.  Architectural style is also based on local context.  A buffer has been 
retained around the site and some areas of public open space retained.   
 
5. The development shall be informed by liaison with Kent County Council, as lead 
local flood authority, regarding the development and implications for the culvert 
located along Cranbrook Road, and appropriate measures incorporated into the 
design of the development;  
 
KCC Lead Flood have been consulted and confirm that matters raised can be 
addressed through conditions as is usual practice.  Whilst there is a ditch to the front 
of the site, there is also an existing access in this location.  KCC Lead Flood have 
requested details of the microdrainage calculations prior to determination, and the 
applicant has supplied these and comment awaited.   
 
6. Contributions are to be provided to mitigate the impact of the development, in 
accordance with Policy PSTR/FR 1. 
 
Obligations have been requested by Kent County Council and the NHS.  These have 
been assessed and following discussion with the applicant, these have been agreed 
and will mitigate the impact of the development.  These contributions are set out later 
in this report.  The comments of the Frittenden Parish Council are awaited regarding 
potential contributions towards recreation.     

 
10.11 The design, layout and quantum of development is considered to have addressed the 

main requirements of this policy in terms of the type of development, patterns of 
development and layout, appearance and architectural style, indication of materials 
and use of landscaping and landscape buffers, the scheme is considered to relate to 
context as much as it is able, when taking into account its position, depth of the site 
and the density of development.   
 
Sustainable Development 

10.12 In view of the lack of 5 year housing land supply, it is important to consider whether 
or not the proposal would represent sustainable development, having regard to local 
planning policies and the NPPF.  The issue of sustainability is multi-faceted, 
incorporating economic, social and environmental considerations. 

 
Economic objective  

10.13 Future occupiers would make a contribution to the social vitality of Frittenden, as they 
are likely to use the settlement for some services. Any economic benefits during the 
construction of 23 dwellings would be short-term, and therefore would carry little 
weight. The proposal would also secure financial contributions towards primary 
education and the Hub to provide modest economic benefits that address the needs 
of future occupiers.  

 
10.14 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.  It is considered that limited weight may be attached to the 
economic benefits of the scheme, including local spend, in the balance of 
considerations.  

 
 Social objective 
10.15 In terms of location, the site is in close proximity to the LBD, situated to the east of 

the application site, just beyond the trees on the eastern boundary.  The SLP 
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proposes to include the site within an extended LBD.  The site is therefore in close 
proximity to the existing village core and to other residential dwellings in the 
immediate vicinity.  Furthermore, the proposal seeks to provide a pedestrian link to 
the southern footway, that would enable future occupants to walk from the site to the 
facilities on offer in the village and achieve connectivity to the wider area by 
alternative modes to the private car.  The site is not considered ‘isolated’ in terms of 
the meaning in the NPPF (paragraph 80).   

 
10.16 The issue of integration of the development with Frittenden Village and design 

rationale will be assessed in more detail below, however, the Conservation and 
Urban Design Officer (CO) has commented that whilst the dense form of 
development and the plots being located deep within the site means that it is not 
characteristic of historic or more recent development in Frittenden, this is just in 
terms of density and position, not necessarily the layout, which is an otherwise good 
response to some of the patterns. The site does form part of the approach on 
Cranbrook Road which has a rural character to it, but the contribution of the site is 
relatively minor, just as part of the approach and with no historic connections.  The 
architectural style is based on local context and the material used appropriately.  The 
proposal can be considered locally distinctive and appropriate to the local context.   

 
10.17 The proposal would contribute towards the provision of housing when the Council is 

unable to demonstrate a five year housing land supply and would deliver 9 units of 
affordable housing, contributing towards the social element of sustainable 
development, providing moderate benefits toward meeting housing need, and 
specialist housing need in the form of affordable housing, including social rent, that is 
considered to be more affordable.   

 
 Environmental objective  
10.18 In terms of heritage assets, the nature of the contribution of the site towards 

significance is as a medieval piece of agricultural land forming the semi-rural edge of 
settlement, it has always been part of the agricultural hinterland of the historic village.  
The site forms part of the approach on Cranbrook Road which has a rural character 
to it, which is part of the experience of entering Frittenden, a small village.  The CO 
has confirmed that whilst the proposal would represent a permanent change in 
character, the contribution of the site is relatively minor.  It is concluded that the harm 
would be caused would be at the low end of less than substantial, due to the work put 
into the design process to mitigate any harm.  The proposal may be balanced against 
the public benefits, as set out in paragraph 202 of the NPPF 2021. 

 
10.19 In terms of landscape, no national designations wash over this site, and the 

Landscape and Biodiversity Officer (LBO) raises no objections in landscape terms.  
The applicant has agreed to a Biodiversity Net Gain contribution of £18,000, that 
meets a higher standard than existing policy but seeks to meet emerging policy and 
guidance within the NPPF 2021, that is in favour of the scheme.  The impact on trees 
is considered to be neutral.    

 
10.20 Whilst the site would be lost to agriculture permanently, and the land is shown to be 

Grade 3, the scale of the site would be below the threshold that requires consultation 
with natural England and DEFRA.  The application site is contained by trees and 
hedgerows, and whilst its loss would count against the scheme in terms of 
sustainability, it must be weighed against the wider benefits of the scheme.   

 
 Conclusion on Sustainable development  
10.21 The application site has been allocated for housing development in the emerging 

plan, but a present the allocation holds limited weight.  The Council is unable to 
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demonstrate a 5 year housing land supply, and the proposal would contribute to both 
overall housing numbers but also provision of affordable housing at a level that 
exceeds the adopted policy of 35%.  The SHELAA (late site 28) January 2021, 
concludes the site is suitable as a potential allocation for the reason that the site is in 
close proximity to the LBD of Frittenden to the settlement centre and could meet local 
housing need.  In view of the contribution of affordable housing, being allocated on a 
cascade basis, the scheme is likely to contribute toward meeting local housing need.  
The site’s location is considered to be moderately sustainable when considering the 
wider spatial strategy of Tunbridge Wells Borough.   

 
10.22 The Sustainability Appraisal October 2021, that accompanies the SLP acknowledges 

the lack of public transport and limited range of services is a large detractor for this 
site, however, the site is located in close proximity to the existing village LBD.  Part of 
the site is currently developed with a single storey building, the loss of which is 
accepted through the proposed allocation and therefore part of the site would be re-
used.  The proposal would result in less than substantial harm to designated, that 
may be balanced against public benefits.  There are no national constraints such as 
AONB or Metropolitan Green Belt affecting this site.  The site is in single ownership 
and available for re-development and given housing need, and location of the site to 
the existing settlement, and the design and layout that is considered appropriate and 
locally distinctive.  Ecological mitigation can be secured through conditions.  In the 
context of this scheme, at this site, in the weighing up of the planning balance, it is 
considered that the proposal comprises sustainable development.   

 
10.23 Having regard to the presumption in favour of development set out in paragraph 11 of 

the NPPF 2021, permission should be granted unless other material considerations 
indicate otherwise.  All other material considerations should be satisfied, and these 
are addressed below.      
 
Layout and Design & impact on visual amenity 

10.24  The NPPF advises that planning decisions should support development that makes 
efficient use of the land.  Furthermore, where there is a shortage of land for meeting 
identified housing needs, it is especially important that planning decisions should 
avoid homes being built at low densities and ensure developments make optimal use 
of each site.  The proposals would represent a density of approx. 15 dwellings per 
hectare, which is considered to be low density.  However, the application site is 
located at the edge of a rural settlement and therefore has been designed to respect 
the context of the site and the surrounding area.  Two small areas of land have been 
left as public open space, to the centre of the site and to the south west (that also 
serves as a SuDs feature).  Furthermore, the scheme has been designed with a 
significant set back from the Cranbrook Road, that would accommodate both the 
existing hedgerow, parking and would see the front row of dwellings set back some 
21m from the road and set back behind the existing building line to the east.  A mix of 
detached, semi-detached and terrace dwellings are proposed, with suitable 
separation distances and amenity space for each dwelling.  Parking has also been 
provided at a suitable level, with some tandem parking.  Whilst the SLP sought a 
higher density, it is considered that the proposal as submitted, seeks to achieve 
suitable dwelling numbers whilst respecting the rural, edge of village location.  It is 
not considered that the low density of development would justify a reason to refuse 
the scheme in this context.   

 
 Layout  
10.25 The layout of the scheme has been amended to incorporate a taller dwelling at plot 5, 

with a reduction in the roof heights of plots 6-9, following the comments of the LBO.   
Whilst the site is a challenge to develop, due to the site depth, the focus is on a 
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stronger, linear development to the front of the site, including terrace dwelling that 
follow the existing building line to the east.  The development to the rear would be 
looser and the reduced ridge heights would assist in highlighting the design approach 
fronting onto Cranbrook Road.   

 
10.26 The creation of a small “village green” to the front of Plot 6 would enable some 

legibility and provide a focus when entering the site.  Landscaping conditions may be 
used to secure a semi-mature Oak tree on this “green” to further enhance this space.  
Each dwelling would be set back from the road, with defensible space to the front.  
Rear access has been provided to the garden areas, including the terraces.   

 
10.27 The applicant has revisited the public space to the south-western corner to create a 

more useable space and destination for residents.  This space would also link into 
the footpath shown to the western boundary, and whilst there are limited 
opportunities to link this site into the wider footpath network, the proposed footpath 
links around, and through the site, enabling access onto the pathway that is to join 
the southern footpath along Cranbrook Road.   Opportunities have been taken to 
make links within the site and to connect to the surrounding footpaths.  Whilst there 
are some unresolved matters, including the layout and design of the green spaces, 
the LBO has confirmed these can be addressed through conditions, this would 
include details of final boundary treatments, details of paths and footways and design 
of the greenspaces to the front of Plot 6.   

 
10.28 The south-western open space will also have new orchard planting, to create more of 

a destination, but also encourage species diversity.  The pond within the space will 
serve as a Suds feature, as the lowest part of the site, but is also proposed to have 
native marginal planting contributing to biodiversity.  The swales to the east would 
provide water storage but are proposed to be seeded with species rich wet grassland 
mix to ensure that, during drier periods, these features will contribute positively to 
biodiversity.   

 
10.29 The layout has been designed to provide residents with a suitable standard of 

accommodation, whilst meeting parking and access standards, and incorporating 
dual ecological and drainage features.  The CO and LBO conclude the layout is 
suitable, and acknowledge there are limited options for layouts that will maximise the 
development.  Both specialists agree there is no objection to the layout, that does try, 
with some success, to respond to local context with the arrangement and form of 
buildings.    

 
 Landscape 
10.30 The Landscape Character Assessment 2017 identifies the site as being within 

Landscape Character Area 12, Frittenden Pastures Low Weald Farmland.  This area 
is summarised as a flat to gently undulating lowland clay vale landscape of pasture 
with some larger arable fields, studded with numerous small field ponds and 
waterfilled ditches set within a framework of mature remnant hedgerow trees and 
derelict hedgerows.  Settlement is centred on the loosely-knit village of Frittenden 
with a collection of attractive vernacular buildings dispersed throughout the area. 
Water is an important element of the lowland landscape – in the Frittenden Lowlands, 
it is the smaller static local features of ditches and field ponds which create local 
identity - rather than the slow rivers and waterways.   

 
10.31 The proposal would result in an access in a similar position to the existing access 

and would not result in a heavy engineered scheme both on site, or through s278 
works on the Cranbrook Road.  The proposals seek to introduce features such as 
ponds and swales and maintain existing hedgerow features.  The dwellings have 
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been designed to address the gentle change in levels, whilst complementing the focal 
points of the proposed small village green, but with a strong focus on maintaining the 
building line along Cranbrook Road.  It is considered that the scheme seeks to 
provide housing to meet an identified need, but in such a way as to be in keeping 
with the context of the site and the surrounding landscape character, in accordance 
with policies EN1, EN25 of the 2006 Local Plan and CP 5 of the 2010 Core Strategy.   

 
10.32 The Landscape Character Assessment comments that valued features include a 

strong sense of rural landscape and lack of intrusion by modern development and 
some of the consistently darkest skies of the borough which provide a sense of 
remoteness and tranquillity.  The Landscape Strategy for the area includes the 
following; 

 
1) …”In the longer term, restoration and enhancement of wet meadows and 

pastures alongside the waterways and ditches should be a priority”. 
2) The key requirement is to retain the small-scale pasture and relaxed ambience of 

the area.  The open character of this lowland landscape means that development 
has the potential to be visually prominent and could challenge those qualities. 

3) Preserve the traditional form and landscape setting of Frittenden village. 
 

10.33 The SLP has identified a need for housing, and that this site could deliver housing to 
meet local housing need.  The layout proposed seeks to retain existing valued 
features such as the hedgerows.  The ridge height of dwellings to the south-eastern 
side of the development have been shown to be reduced.  Further it is understood 
that the proposal would not be seeking to install street lighting and this can be 
controlled by conditions, as set out in Section 11 of your reports.  It is considered that 
the quantum of development, layout and design of the proposal seeks to address the 
rural landscape setting of the site. 
 
Design  

10.34 The scheme has been designed to ensure local distinctiveness.  As set out above, 
the ridge heights of the rear dwellings have been reduced to focus on the front 
building line.  The distinctive house types at Plots 5 & 6, along with the “village green” 
and associated planting, will have a presence at the end of the access road, 
providing some legibility and a key focal point.  

 
10.35  The rooves have been designed with barn hips, hips and small dormer windows, 

along with catslide roofs to the south western corner of the site.  Such features are 
considered to be more in keeping with the rural character and also serve to reduce 
the bulk and scale of the buildings.  Furthermore, design features such as chimneys 
have been utilised, in keeping with the character in the surrounding area.  Bay 
windows have been introduced where buildings turn the corner, to add interest and 
active frontages.    
 

10.36 The Design and Access Statement sets out the Architectural strategy for the site and 
explains the design evolution comprehensively.  Materials, whilst proposed to be 
sought through condition, would include the use of a mix of “Wealden style” brick, 
white and black timber weatherboarding, tile hanging and aluminium clad timber 
windows to be in keeping with the context of the site.  The High Weald Colour Palette 
Document 2017 has been referenced appropriately, and whilst there would be the 
need to look again at the garage rooves, generally the materials proposed are 
considered acceptable and in keeping and Building for a Healthy Life has been 
referenced in the evolving design process, which is welcomed.  The Conservation 
and Urban Design Officer comments that the layout is a good response to some of 
the patterns of development.  The CO comments “care has been taken with the 
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layout, (ribbon at the front, loose form to the rear such as a historic farmstead would 
appear) and appearance, as set out in the design and access statement, which is 
very thorough”.  The CO is also satisfied that the architectural style is based on 
context, and materials appropriate to the house typology.   
 

10.37 Overall, the layout and design is considered appropriate, locally distinctive and 
reflective of the context of the surrounding landscape character.   
 
Impact on heritage assets 

10.38 The proposals would lay some 160m approx. to the west of the Frittenden CA, and in 
relatively close proximity.  The density of the proposed development and depth within 
the site, leads the CO to conclude the proposals are not characteristic of historic or 
more recent development in Frittenden, just in terms of density and position, not 
necessarily layout which is, as set out above, an otherwise good response to some 
local development patterns.  The submitted built heritage statement concludes a 
neutral alteration to the wider setting of the CA with no potential to affect any heritage 
assets.  However, the CO concludes this assessment is simplistic, the site forms part 
of the approach on Cranbrook Road which has a rural character and is part of the 
approach on Cranbrook Road which has a rural character to it, and part of the 
experience of entering Frittenden, a small manorial village with a typical layout of 
historic houses and buildings associated with village amenities such a smithy, baker 
etc.  The CO agrees with the statement that the site forms a ‘minor element of the 
semi-rural or edge of settlement character space by which the conservation area is 
approached on Cranbrook Road’ but does not agree with the remainder of the 
sentence, which states that it ‘makes no contribution to the significance of the 
conservation area’.  It is considered the development on the southern outskirts will 
feel incongruous.  The nature of the contribution is recognised (a medieval piece of 
agricultural land forming the semi-rural edge of the settlement), the level of 
contribution is downplayed.  The next step is to consider Historic England’s GPA3, 
the factors of development proposals that would impact on this contribution to 
significance, in this case, the permanent change in character, and one that does not 
relate well to the built form and spaces of the village.   

 
10.39 Policy EN5 of the 2006 Tunbridge Wells Local Plan sets out that development within 

or affecting the character of a conservation area will only be permitted if, amongst 
other criteria the proposal would preserve or enhance the buildings and relate 
spaces, vegetation and activities which combine to form the character and 
appearance of the area.  The siting of development should be similar to adjoining 
building frontage lines where this is important to the character of the CA, and scale, 
massing and roofscape should preserve or enhance the character of the CA.   

 
10.40 The contribution of the site is considered to be relatively minor, just as the part of the 

approach with no historic connections, and the CO comments that care has been 
taken with the layout and appearance, as set out in preceding paragraphs.  Whilst 
some comment is raised regarding boundary treatment by the CO, these can be 
addressed through condition.  The CO notes that the architectural style is based on 
local context and materials appropriate and that the hedgerow to the front is to be 
maintained and enhanced.  The CO concludes that the harm would be at the low end 
of less than substantial harm, ‘thanks to the work put into the design process to 
mitigate any harm and respond to context as far as possible given the numbers on 
the site and location’.   

 
10.41 In accordance with policy EN5 - the proposals seek to address the local context, the 

layout following local patterns as far as possible, whilst keeping the ridge heights 
down at the rear to prevent competing with the design and layout of the from terraces 
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of the scheme on Cranbrook Road.  The scheme takes account of the existing 
vegetation.  Given the depth of the site, that is proposed to be allocated, the quantum 
of development, scale, layout and massing seeks would provide a suitable design 
response to the context of this site, which forms part of the character of the 
conservation area.  The harm would be on the low end of substantial and may 
therefore be balanced against the public benefits, housing (including affordable 
housing) in this case.  The scheme would preserve the character and appearance of 
the conservation area.    
 
Residential Amenity & Amenity of Future occupiers 

10.42 In terms of the impact on residential amenity, given the separation to residential 
dwellings, some 44m at least to the east, the proposal would not harm the amenity of 
adjoining occupiers.  Whilst there would be new activity from residential dwellings, it 
is not considered this would harm residential occupiers to the north east and east, the 
use would be in keeping with the residential uses existing at Parsonage Farm and 
along Cranbrook Road.  Lighting would be minimal.  It is not therefore considered 
that there are any issues that cannot be addressed through conditions.   

 
10.43 Within the layout, sufficient separation distances are proposed back to back, between 

plots 16-23 and Plots 10-13 to prevent direct overlooking and to enable suitable 
private garden spaces.  Plots 14 &15 would be side onto the plots to the north and it 
would be appropriate to ensure the windows on Plot 14 were obscure glazed, as 
bathroom and en-suite windows, this would be appropriate.  Similarly, it would be 
appropriate to obscure glaze first floor windows to plot 13 to prevent overlooking to 
the rear of plots 14 and 15, due to the layout in this corner.  The eastern elevations of 
Plots 11, 13, and the northern elevation of Plot 14 should be obscure glazed at first 
floor level and secured by condition.  Plot 3 would be separated from Plot 2 by some 
22m, with Plot 3 set slightly forward and this relationship is considered acceptable.  
However, the attached Plot 4, would be separated from Plot 5 to the south by some 
18m which achieves a suitable separation distance, however, at first floor, a 
bathroom and bedroom (dual aspect) window would face south toward the frontage 
of Plot 5. On balance, it would be appropriate to condition these windows to be 
obscure glazed on the south side of Plot 4.    

 
10.44 At first floor level there would be bathroom/en-suite window on the side elevations of 

Plots 5 and 6.  It is proposed the western first floor windows be obscure glazed to 
prevent overlooking.  Reasonable distances are proposed between Plot 6 and plots 7 
& 8 (20m & 28m respectively) it is considered no further controls on obscure windows 
would be required.  Furthermore, Plot 7 would be slightly angled away from Plot 6, 
and Plots 6 and 8 would have significant separation distance, that should result in a 
suitable relationship and prevent overlooking of rear private amenity space.   
 

10.45 The southern window to Plot 7 should be obscured glazed (en-suite window) to 
prevent overlooking the private amenity space to plot 8, whilst angled away from one-
another, in the context of the site, these dwellings would be reasonably close.  No 
windows are proposed on the northern elevation of Plot 8, closest to this 
neighbouring plot.  

 
10.46 The use of catslide rooves to Plots 7 and 9 assist in reducing direct overlooking to the 

south west of the site, reducing direct opportunity to overlook one another, with the 
access road between.   

 
10.47  In accordance with policy EN1 of the 2006 Local Plan, the design would not cause 

harm to residential amenities of adjoining occupiers and would provide adequately for 
the residential amenities for future occupiers of the development.    
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Access and parking 

10.48 To the front of the site, there is a 30mph speed limit and drainage ditches are present 
along the southern side of Cranbrook Road.  There is an existing access point to the 
north-east corner of the site.  The application is supported by a Transport Statement 
that sets out that a review of national and local transport planning policies has been 
undertaken, and the existing network reviewed.  Three years of accident data has 
been obtained from KCC.  Following a request by KCC Highways, a Road Safety 
Audit has been supplied by the applicant.   

 
10.49 The development proposals include a new vehicle access point which will form a 

priority junction with Cranbrook Road.  A new footway is proposed to connect the 
proposed development to the existing footway in Frittenden and the 30mph speed 
limit will be relocated to the south west of the site access to ensure the site is within 
the 30mph zone.   

 
10.50 In terms of trip generation, analysis shows the site would likely generate 31 two-way 

person trips in the AM and 24 two-way person trips in the PM peak.  Vehicle trips will 
account for 11 two-way trips in both the AM and PM peaks - equivalent to one vehicle 
entering/leaving the network every 5 minutes.  It is noted by the applicant, that most 
trips will be made by the car, however, it is expected that the impact on the network 
is likely to be minimal, and the Highway Authority do not question this.   

 
10.51 As set out in the preceding paragraphs, the site is in close proximity to the existing 

LBD.  The applicant has included sustainable elements, such as increasing 
connectivity on the footpath on the southern side of Cranbrook Road.  Furthermore, 
EV changing in all dwellings, would exceed the level provided compared to other 
major developments in Tunbridge Wells, in the absence of policy to require such 
provision. 

 
10.52 In terms of the access, this is to be located in close proximity to the existing access.  

The RSA1 – also commends the re-location of the 30MPH sign, to the western edge 
of the site but also the vehicle activated sign is to be re-located, position to be 
determined.    No objection or concern has been raised to this by KCC Highways and 
they have suggested a Grampian condition to address this, as set out in Section 11 
of your reports.  However, KCC Highways raise a concern that provision of the 
footway on only one side of the carriageway is not acceptable, as it gives a very 
mixed message to all road users as to whether the link is a shared surface or 
carriageway/footway arrangement where a footway should be provided on both sides 
where there is development.  Comment is also made that there is a lack of suitable 
and defined connection points between the footway and shared surface and the 
proposed shared surface at the front of the development.  The use of shared surface 
would also require adequate service margins and rises the issue of lighting.   

 
10.53 KCC Highways also raised concerns with the geometry that would need some easing 

to accommodate the refuse vehicle and the potential for indiscriminate parking at the 
entrance due to the accessibility of Plots 1 and 2’s parking provision.  Following 
further consideration of the layout, the applicant has confirmed they would relocate 
the 30pmh limit and vehicle activated sign and have amended the geometry of the 
southern turning head in response.  Again, the developer is trying to ensure that the 
scheme is not heavily engineered to respect the edge of village context of the site 
and its rural setting.  The design does not propose street lighting, to respect dark 
skies.    Given that the existing footpath is located to the southern side of the road, 
and that it is an existing situation, the applicants approach is considered reasonable 
in this instance.   
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10.54 In terms of parking, the main concern raised by KCC Highways is that some plots 

only have one space plus a garage and the high proportion of tandem parking 
spaces.  The HA comment these are frequently underutilised, and whilst 
compensated for, are generally to the front of the site and of limited benefit.  The 
applicant has sought to prevent an overengineered and urbanised parking and road 
layout.  Therefore, tandem parking has been proposed in order to achieve the level of 
housing required with associated parking, but enabling green spaces to take priority.  
The scheme would generate a parking requirement of 44 parking space, however the 
scheme would provide some 81 parking spaces (total provision).  It is not therefore 
considered that the parking would be lacking.  Furthermore, the amended plans 
include a link to enable rear access to plot 1 to address the HA’s comments.  The 
level of parking has been provided for within the layout in a suitable manner and is 
not objected to from key consultees such as the Conservation and Urban Design 
Officer, or the LBO.  The scheme provides for green space and amenity space whilst 
providing a larger number of parking spaces.  The proposal is considered acceptable 
in this respect.   

 
10.55 Finally, KCC Highway Authority has raised that the works to provide the access and 

footway will affect a land drainage ditch and require a separate formal flood defence 
consent from KCC as flood defence authority and recommend an informative to 
cover this matter.  The applicant sets out that they have consulted the KCC LLFA 
regarding this matter and believe it is a matter for a post permission process that can 
be conditioned or an informative applied.  The applicant understands that the shallow 
ditch in the position of the footway would at the detailed design stage become a pipe 
below the footway linked to the gullies on the road edge and comment that the ditch 
lays at the top of the catchment and therefore carrying limited runoff.   

 
10.56 In this case it is recommended that an informative be applied as recommended in the 

HA’s comments.  KCC LLFA have been consulted on this application and have not 
raised this matter as a concern or in recommended conditions directly in relation to 
ditch.   

 
S106 and Developer Contributions 

10.57 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.   

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

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

 
10.59 KCC are seeking the following sums toward Primary Education (the enlargement of 

Cranbrook Primary School) Cranbrook Community Hub/libraries, a sum towards 
Youth services in the Cranbrook area and a sum towards the Tunbridge Wells Waste 
Transfer Station, as set out in the table below.   
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10.60 These sums would ensure that the provision of services locally is sufficient to 

accommodate the development.  KCC Economic Development have set out 
justification for the requests and it is considered that the relevant CIL tests are met.  
The contribution towards primary school provision is requested towards meeting the 
need created, and cumulatively with other developments, and can only be met 
through the enlargement of Cranbrook Primary School, and has been assessed in 
accordance with the KCC Development Contributions Guide methodology of ‘first 
come, first served’ assessment.   

 
10.61 The NHS have also made a request for sums to be used to meet the needs of 

approximately 57 new patient registrations based on the dwelling mix.  The proposed 
site falls within the current practice boundaries of four Surgeries.  There is currently 
limited capacity within the existing general practice premises to accommodate growth 
in this area.  Additional capacity will therefore be required.  The sums are expected to 
be utilised as set out, for refurbishment, reconfiguration or extension.  It is considered 
that the sum directly relates to new patient registrations generated by the scheme 
and the sums are considered to be CIL compliant.   

 
10.62  A sum of £719 per bedspace could be sought towards Adult and Youth Recreation.  

The Frittenden Parish Council’s comments have been sought as to proposals to 
enhance such facilities.  Whilst the playground in the village was upgraded in 2016, 
the Parish Council have submitted details of a number of schemes relating to adult 
and youth recreation.  Current schemes in the village include two aspects of the 
village hall renovations that are currently unfunded, which include a replacement 
kitchen, and the provision of performance equipment A final scheme relates to the 
community shop and café, which does not directly relate to adult and youth 
recreation.   Of the schemes submitted, it would be reasonable to request the 
performance equipment as this scheme would allow the hall to be used by travelling 
theatre companies/local amateur dramatics societies for example, and bring the arts 
into a community that is some distance from urban areas where the arts is largely 
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concentrated.  The equipment would allow the YMCA run youth club based at the hall 
to increase activities that can be offered to members and allow a village cinema to 
operate.  This equipment would increase the recreational offer in a village that has 
little alternative offering.  There would be recreational benefits to the scheme and the 
applicant has agreed to provide the sum.  The sum would be within the maximum 
allowable under the Adult and Youth sum and it is considered proportionate and 
directly related to the development, that will increase the population in this village 
location.  The contribution is considered CIL compliant.   

10.63 The NPPF sets out at paragraph 63 that where there is a need for affordable 
housing, it is expected to be meet onsite.  In this case, the applicant has offered, 
through the course of the application, 9 dwellings, to reflect the emerging policy, 
instead of the 8 originally proposed.  Whilst rounding up this figure would result in 10 
units (43.5%), the 9 offered (39.1%) is considered a reasonable contribution towards 
affordable housing and it is not considered a refusal could be sustained on this basis.  
The applicant would be exceeding the current policy (CP 6) of 35% affordable 
housing.  These dwellings are to be tenure blind.  The applicant has been requested 
to consider a greater mix (initially the dwellings would be nine x 2 bed dwellings), 
however, it is of note that there are 29 households on the housing list awaiting 2 bed 
dwellings.  The applicant has commented that all 2 beds are 4 person houses.  
Furthermore, Plot 15 can be allocated to provide a 3 bed 5 person dwelling, and this 
alteration is considered to be reasonable.  Dialogue with the Housing Manager 
confirms that the preference is for houses rather than flats, that this scheme will 
provide.  Furthermore, preference is for larger properties which this scheme can 
provide.  It is not considered a reason for refusal could be sustained regarding the 
dwelling mix.  The applicant has been requested to consider providing the affordable 
housing, in accordance with emerging policy H3 Affordable Housing, that seeks, in 
the first instance, for affordable housing to be at social rent and this has been agreed.  
This weighs in favour of the scheme as social rent is generally considered to be more 
affordable than affordable rent.   

 
10.64  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 just under 40% secured, which is a significant benefit (in the context 
of the scheme) and will be considered as such in the overall planning balance. 

 
Impact on Trees  

10.65 The Tree report recommends removal of Ash (T5), Birch (T6), Oak (T7), Willow 
(T12) and Poplar (T11) in order to incorporate the new design and allow for 
demolition of the existing property and as small Category C trees should not 
therefore be considered as a constraint to the development.  T1 (Hawthorn) near the 
entrance is also shown for removal due to the proximity to the proposed development 
along with sections of the mixed hedge (H2).   A Goat Willow (T23) is also proposed 
for removal due to poor physiological and structural condition and is recommended 
for removal whether the development is permitted or not.  The trees to be removed 
are largely to the western boundary.  Significant landscaping is proposed, which is 
considered to be able to compensate the losses of these trees and can be secured 
through landscaping conditions.  The Tree Officer does not object to the proposed 
scheme and therefore it is not considered that there are any objections to the 
scheme based on the impact on trees.   
 

10.66 Initially, the LBO commented that there was no clear strategy as to what vegetation 
will be provided on site.  Comment has also been made subsequently that details 
regarding boundary treatment and the design of the green spaces may be dealt with 
by condition and these are included within Section 11 of your reports.   
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Ecology 
10.67 In relation to ecology, the LBO notes that the application is supported by a suite of 

ecological reports which have been prepared by suitable professionals to recognised 
methodology and as such the findings are broadly accepted but some concerns 
regarding mitigation and Biodiversity Net Gain remained.   

 
10.68 In terms of Dormice, it is noted that the removal of hedgerow is expected to be 

minimal and this being the case, the dormice can be dealt with using a precautionary 
method of hedgerow removal.   The population of reptiles is small and therefore LBO 
recommends the matter can be dealt with through Reasonable Avoidance Measures 
(RAMS) and a scheme of enhancements within the landscaping proposals, to be 
secured by condition, that include provision of a receptor area, to be enhanced with a 
log pile and reptile hibernaculum.   

 
10.69 In relation to Great Crested Newts (GCN), these are present on site in a pond to be 

lost and whilst other terrestrial habitat may be sub optional it appears to be effective 
and no obvious scheme of mitigation in place.  The LBO requested a scheme of 
mitigation prior to determination but also commented that it may be possible to 
address through the District Licensing scheme but that also needs submitting prior to 
determination.  This matter has now been addressed through the submission of a 
signed District License, that is accepted by the LBO.   

 
10.70 The final matter to be addressed that of Biodiversity Net Gain, the BNG report 

submitted concludes there will be a gain of 37.27% in area units of a total of 4.72 
total units.  This is not accepted, the LBO comments that the habitats created have 
been overvalued and the narrow strip around the site, to provide scrub and 
grassland, is questionable in terms of the real value in achievability and 
sustainability.  Issues of concern relate to the ability to achieve natural grassland 
from modified grassland, due to the narrowness of the area, shading and amenity 
uses, achieving good scrub habitat may also be difficult due to given amenity uses, 
and it is very unlikely that all garden areas will be vegetated and so this area should 
be reduced to allow for paths, patios, sheds etc to 50%.  Recalculating the Net gain 
using this approach would result in the loss of around 0.5 of a unit.  To achieve a 
10% net gain requires nearly 0.4 of a unit of additional gain.  There is also a concern 
around the claim for a pond, given these are SuDs features.  The LBO recommends 
a precautionary approach should be pursued in concluding on net gain and considers 
the scheme is unlikely to achieve net gain.  The LBO recommends a contribution to 
an offsite gain equivalent to 1 unit would ensure the scheme could overall meet the 
target of 10% net gain, that, if agreed, could be dealt with through legal agreement.  
The applicant has agreed to the £18,000 contribution for 1 BNG unit offsite.   

 
10.71 Achieving Biodiversity Net Gain is one of the aims of the 2021 NPPF, paragraph 190 

d) sets out that in determining planning applications, opportunities to improve 
biodiversity in and around developments should be integrated as part of their design, 
especially where this can secure measurable net gains for biodiversity.  In this case, 
some measures will take place on the site, but with an element of off-site, to ensure 
net gain can be achieved.  The contribution is considered justified in the terms of the 
NPPF and the direction of future policy.  Policy EN9 of the emerging plan seeks to 
ensure that development will only be permitted where net gain is provided on, or 
adjacent to, the site wherever possible and where provided off-site shall, in a 
measurable long-term net gain for biodiversity in both area and linear habitats, and at 
a minimum of 10% BNG.   

 
10.72 To conclude, the impact on ecology is considered to be acceptable and is not in 

conflict with Core Policy 5 of the 2010 Core Strategy.   
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Other Matters 

10.73 The Environmental Protection comments received have requested the provision of 
vehicles charging points on site. This is considered appropriate here and such 
provision could be secured by condition to require charging points for all dwellings 
with on-plot parking as well as publicly accessible charging points elsewhere within 
the development. This would assist in supporting sustainable travel and would be 
beneficial for air quality.  The applicant has confirmed that all plots would be served 
by EV charging to support sustainable methods of transport.   
 

10.74 Environmental Health comment that although there is no indication of land 
contamination based on the information from the contaminated land database and 
historic maps databases, the historical use of the site for agricultural purposes 
indicates it would be prudent to attach at least a watching brief type of contaminated 
land condition if planning permission were granted.  Regarding lighting, these details 
should be required through condition, as recommended in Section 11 of your reports.   

 
10.75 In terms of the loss of agricultural land, the site comprises grade 3 land, although this 

is not subdivided to specify the exact grading (either 3a or 3b).  In assessing this, the 
site is relatively small in area, it is enclosed by trees and hedgerows and no blue land 
is shown adjacent to the site boundaries to indicate that the site is part of a wider 
holding.  In the balance of issues, the impact of its loss for agricultural purposes is 
not considered to outweigh the benefits of the development in terms of housing 
supply.   

 
10.76 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 could be secured by condition. 
 
Conclusion 

10.77 Based on the above assessment, the proposed development is considered to be 
acceptable in principle. The scale, massing and design of the proposal are 
considered to be acceptable in this rural context and not be detrimental to the 
surrounding area or character of the local area, of which the conservation area forms 
a part. The siting and scale of the proposed houses in relation to the neighbouring 
properties are not considered to be detrimental to residential amenity. It is therefore 
recommended that this application be approved subject to the conditions set out 
below. 

 
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 31 May 2022 (unless a later date be agreed by the Head of 
Planning Services) to secure the following;  

 

• The provision of 9 dwellings for affordable housing within the site comprising at 
least the following mix and built to M4 (2) standards where possible, and on a 
cascade basis; 

- 8 X Two Bedroom dwellings 
- 1 X Three Bedroom dwelling  

• Primary Education - £106,766.00 towards the enlargement of Cranbrook 
Primary School 
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• Cranbrook Cultural Hub - £9, 651.49 Towards libraries/adult education and 
social care 

• Youth service £1,506.50 Towards additional resources for Youth services in the 
Cranbrook area.  

• Waste £4,522.00 Towards Tunbridge Wells Waste Transfer Station.  

• NHS CCG Primary Care Team - £20,412 Towards refurbishment, 
reconfiguration and/or extension of Malling Health Four, The Crane Surgery 
and Old School Surgery within Weald PCN and Headcorn Surgery within The 
Ridge PCN and/or towards new general practice premises in the area. 

• Adult and Youth Recreation sum £  £15,948.94 towards performance 
equipment to be installed as part of the Memorial Hall renovations. 

• Payment of the Council’s legal costs 
 

AND SUBJECT TO THE FOLLOWING CONDITIONS 
 
1/ 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/ The development hereby permitted shall be carried out in accordance with the following 
approved plans: 

 
- L01 Location Plan 
- P02 Illustrative Masterplan Rev D 
- P02 Illustrative Masterplan Rev C Adopted areas 
- P100 Floor plans Plots 1 & 2  
- P101 Elevations Plots 1, 2, 3 & 4   
- P102 Floor plans Plots 3 & 4  
- P105 Floor plans Plot 5  
- P106 Floor plan Plot 6  
- P106 Elevations Plot 5  
- P107 Elevations Plot 6 Rev B  
- P108 Floor plans Plot 7 
- P109 Elevations Plot 7 Rev B 
- P110 Floor plans Plot 8 
- P111 Elevations Plot 8 1 of 2 Rev B 
- P112 Plot 8 2 of 2 Rev B 
- P113 Floor plans Plot 9 
- P114 Elevations Plot 9 Rev B 
- P115 Floor plans Plots 10 & 11  
- P116 Elevations Plots 10 & 11  
- P117 Floor plans Plots 12 & 13 
- P118 Elevations Plots 12 & 13  
- P119 Floor plans Plots 14 & 15  
- P120 Elevations Plots 14 & 15 
- P121 Floor plans Plots 16 & 17  
- P122 Elevations Plots 16 & 17  
- P123 Floor plans Plots 18,19 & 20  
- P124 Elevations Plots 18, 19 & 20  
- P125 Floor plans Plots 18, 19 & 20  
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- P126 Elevations Plots 21, 22 & 23  
- P200 Plot 1 & 2 Garage  
- P201 Plots 3 & 4 Garage  
- P202 Plot 5 Garage  
- P203 Plot 6 Garage 
- P204 Plots 7 & 9 Garage  
- P205 Plot 1, 11, 12, 13 Garage  
- P206 Plot 14 & 15 Garage  
- P207 Plots 18-20 & 21-23 Carports 
- P07 Proposed block plan 
- Landscape & Biodiversity Enhancements Plan 8799L.LBE.001 Rev B 
- Site Sections P02 Rev C 
- Landscape plan P03 Rev D 
- Sections A-A & B-B 
- Parking and Refuse Strategy P05 Rev C 

 
Reason: To clarify which plans have been approved. 

   
Hedges and Hedgerows 

3/ 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.  

 
Landscaping 

4/ 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.  

  
Landscaping Implementation 

5/ 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.  
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Construction and Demolition Environmental Management Plan 

6/ 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: 08:00 hours and 18:00 hours on 
Mondays to Fridays, 08:00 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.  

 
Vehicle parking/turning 

7/ 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.  The approved 
details shall be implemented in full, prior to the first occupation of the dwellings.    
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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.  

  
 Off site works 
8/ Notwithstanding the details submitted, prior to commencement of any works on site 

details of the off-site highway works to include provision of a footway and any 
accommodating works to link with the existing footway and relocation of the village 
gateway and vehicle activate signage (and speed limit) as shown on Stantec Plan 
48383/5501/001B for indicative purposes only shall be submitted for approval and 
the approved scheme shall be implemented in accordance with highway authority 
standards and specification prior to first occupation of the development hereby 
permitted . 

  
Reason:In the interests of highway safety.  This is a pre-commencement condition to 
ensure appropriate visibility is provided for at the early stage of development.   
 
 

9/ Prior to commencement of work on site the visibility splays shown on Stantec Plan 
002 B shall be provided and anything greater in height than 0.9m above the level of 
the adjoining highway shall be removed . The splays shall be maintained thereafter. 
 
Reason:In the interests of highway safety.   
 

10/ Completion of the following works between a dwelling and the adopted highway shall 
be implemented prior to first occupation of the dwelling, in accordance with details 
submitted to and approved in writing by the local planning authority: 

 
(a) Footways and/or footpaths, with the exception of the wearing course; 
(b) Carriageways, with the exception of the wearing course but including a turning 
facility, highway drainage, visibility splays, street lighting, street nameplates and 
highway structures (if any). 
 
Reason: In the interests of highway safety.   
 
Additional design details 

11/ 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;  

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;  
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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.  

  
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. 

  
Levels 

12/ 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.  

  
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.  

  
Land Contamination 

13/ 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, 
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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.  

  
External lighting 

14/ Notwithstanding the submitted documentation, prior to the installation of any external 
lighting in public areas (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 
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  
 
EV Charging 

15/ 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 prior to first occupation and subsequently maintained as such thereafter.  
 
Reason: To ensure a satisfactory standard of development which meets the needs of 
current and future generations.  

  
Energy Technologies Condition 
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.  

 
16/ Ecological Enhancements 

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 
17/ 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 
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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. 

 
 Archaeology 
18/ Prior to the commencement of development the applicant, or their agents or 

successors in title, will secure: 
 i archaeological field evaluation works in accordance with a specification and 

written timetable which has been submitted to and approved by the Local 
Planning Authority; and  

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

 iii programme of post excavation assessment and publication. 
 
 Reason: To ensure that features of archaeological interest are properly examined, 

recorded, reported and disseminated. 
 
 Drainage 
 

19/ Development shall not begin until a detailed sustainable surface water drainage 
scheme for the site has been submitted to (and approved in writing by) the Local 
Planning Authority. The detailed drainage scheme shall demonstrate that the surface 
water generated by this development (for all rainfall durations and intensities up to 
and including the climate change adjusted critical 100 year storm) can be 
accommodated and disposed of without increase to flood risk on or off-site.  
 
The drainage scheme shall also demonstrate (with reference to published guidance):  
That silt and pollutants resulting from the site use can be adequately managed to 
ensure there is no pollution risk to receiving waters. 
Appropriate operational, maintenance and access requirements for each drainage 
feature or SuDs component are adequately considered, including any proposed 
arrangements for future adoption by any public body or statutory undertaker.   
 
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. 
 

20/ No building of the development hereby permitted shall be occupied until a Verification 
Report, pertaining to the surface water drainage system and prepared by a suitably 
competent person, has been submitted to and approved by the Local Planning 
Authority. The Report shall demonstrate the suitable modelled operation of the 
drainage system where the system constructed is different to that approved. The 
Report shall contain information and evidence (including photographs) of details and 
locations of inlets, outlets and control structures; landscape plans; full as built 
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. 
 

21/ Construction of the development shall not commence until details of the proposed 
means of foul water sewerage disposal have been submitted to, and approved in 
writing by, the Local Planning.  The development shall be carried out in accordance 
with the approved details. 
 
Reason: To ensure the development is served by satisfactory arrangements for the 
disposal of foul water. These details are required prior to the commencement of 
development as they are fundamental to the proposal and to ensure suitable 
drainage is incorporated at an early stage.   

 
 Obscure Glazing 
 
22/ Before the first occupation of the building hereby permitted the windows(s) on the 

upper floors of;  the east elevation of Plots 11 & 13, northern elevation of Plot 14, 
southern elevation of Plots 4 & 7 and western elevation of Plots 5 & 6 shall be fitted 
with glass that has been obscured in the manufacturing process to Pilkington level 3 
or higher and shall be non-opening up to a maximum height of 1.7m above internal 
floor level. Both the obscured glazing and the non-opening design shall be an integral 
part of the manufacturing process and not a modification or addition made at a later 
time. The windows shall thereafter be retained as such. 

 
Reason: In the interests of protecting the residential amenities of adjacent dwellings 

 
INFORMATIVES 
 
(1) As the development involves demolition and / or construction, full compliance with the 

Mid Kent Environmental Code of Development Practice is expected. 
 

(2) It is the responsibility of the applicant to ensure, before the development hereby 
approved is commenced, that all necessary highway approvals and consents where 
required are obtained and that the limits of highway boundary are clearly established in 
order to avoid any enforcement action being taken by the Highway Authority. 

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

https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-boundary-e
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-boundary-e
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(3) Once work begins on site please apply for Street Naming & Numbering at 

http://www.tunbridgewells.gov.uk/residents/planning/street-naming-and-numbering. 
Applying early to officially register new addresses will prevent delays with Council, utility, 
postal and emergency services. 
 

(4)  Kent County Council recommends that all developers work with a telecommunication 
partner or subcontractor in the early stages of planning for any new development to 
make sure that Next Generation Access Broadband is a fundamental part of the project.  
Please liaise with a telecom provider to decide the appropriate solution for this 
development and the availability of the nearest connection point to high speed 
broadband.  For advice please contact broadband@kent.gov.uk 

 
 
(5) ‘Any feature capable of conveying water can be considered to fall under the definition 
of an ‘ordinary watercourse’ and we would urge the application to contact KCC LLFA prior to 
undertaking any works that may affect any watercourse/ditch/stream or any other feature 
which has a drainage or water conveyance function. Any works that have the potential to 
affect the watercourse or ditches’ ability to convey water will require formal flood defence 
consent (including culvert removal, access culverts and outfall structures. Please contact 
flood@kent.gov.uk for further information.’ 
 
(6) Planning permission does not convey any approval for construction of any works 
within the highway for which you will be required to enter into a S.278 Agreement under the 
Highway Act 1980 with KCC as the local highway authority. Applicants should contact Kent 
County Council -Agreements Team - to progress this matter ( 03000 418181). 
 
B IF THE APPLICANTS FAIL TO ENTER INTO SUCH AGREEMENT BY 31 May 2022 
THE HEAD OF PLANNING SERVICES SHALL BE AUTHORISED TO REFUSE 
PERMISSION FOR THE FOLLOWING REASON (UNLESS A LATER DATE BE AGREED 
BY THE HEAD OF PLANNING SERVICES): 
 

1. In the absence of a completed legal agreement the proposal would fail to provide 
affordable housing and would therefore conflict with Core Policy 6 of the Tunbridge 
Wells Borough Core Strategy 2010, the National Planning Practice Guidance and the 
National Planning Policy Framework 2021. 

 
2. In the absence of a completed legal agreement the proposal would fail to provide 

developer contributions towards the Cranbrook Cultural Hub, primary education, 
youth services and waste as requested by Kent County Council, and would therefore 
conflict with Core Policies CP1 of the Tunbridge Wells Core Strategy 2010 the 
National Planning Practice Guidance and the National Planning Policy Framework 
2021. 
 

3. In the absence of a completed legal agreement the proposal would fail to provide for 
Adult and Youth recreation and would therefore conflict with Core Policies 1 and 8 of 
the Tunbridge Wells Core Strategy 2010 and Policy R2 of the Tunbridge Wells 
Borough Local Plan 2006. 

 
4. In the absence of a completed legal agreement the proposal would fail to provide for 

health care improvements or enhancements to mitigate the additional demand on 
services from future residents and would therefore conflict with Core Policy 1 of the 
Tunbridge Wells Core Strategy 2010 and paragraphs 55-57, 93 & 96 of the National 
Planning Policy Framework 2021. 

 

http://www.tunbridgewells.gov.uk/residents/planning/street-naming-and-numbering
mailto:broadband@kent.gov.uk
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Case Officer: Marie Bolton 
 
NB For full details of all papers submitted with this application please refer to the relevant 
 Public Access pages on the council’s website. 
 
 The conditions set out in the report may be subject to such reasonable change as is 
 necessary to ensure accuracy and enforceability. 

 
 


