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REPORT SUMMARY 
 

REFERENCE NO -  21/03299/REM 

APPLICATION PROPOSAL 

Submission of Reserved Matters (Appearance, Landscaping, Layout, Scale) pursuant to 

Condition 1 of Outline Permission for 16/502860/OUT - erection of up to 180 dwellings 

(including up to 35% affordable housing) and associated car parking, cycle parking, internal 

roads, landscaping, open space, drainage, earthworks and associated ancillary development.  

Details pursuant to Outline .  Planning Conditions 9, 17, 19, 22, & 30 are also included as part 

of the submission 

ADDRESS Land At Brick Kiln Farm High Street Cranbrook Kent    

RECOMMENDATION GRANT planning permission subject to conditions and the completion of 

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

SUMMARY OF REASONS FOR RECOMMENDATION 

- There is consideration of the principle of the proposed development as this site has the 
benefit of extant outline permission for residential development of up to 180 dwellings 
under planning reference 16/502860/OUT.  

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

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

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

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

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

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

- There is a predicted net gain for biodiversity of around 7.27% and information submitted 
indicates the proposal will achieve a net gain for biodiversity in accordance with current 
policy and this will be monitored through the LEMP.   

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

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

INFORMATION ABOUT FINANCIAL BENEFITS OF PROPOSAL 

The following are considered to be material to the application: 

Net increase in numbers of jobs: Employment created through the construction phase 
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Estimated average annual workplace salary spend in Borough through net increase in 

numbers of jobs: N/A 

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

undertaking): 

       Agreed under the Outline planning consent 16/502860/OUT 

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

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

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

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

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

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

Proposed to be secured by Legal Agreement under this application 

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

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

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

Estimated annual council tax benefit total: £321, 770 

Estimated annual business rates benefits for Borough: Not applicable 

REASON FOR REFERRAL TO COMMITTEE 

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

Outline application was approved. 

WARD Benenden & 

Cranbrook 

PARISH/TOWN COUNCIL 

Cranbrook & Sissinghurst 

Parish Council 

APPLICANT Mr Terry Gamble 

AGENT Mr Greg Pitt 

DECISION DUE DATE 

13/01/22 

PUBLICITY EXPIRY DATE 

03/12/21 

OFFICER SITE VISIT DATE 

Various 
 

RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining 

sites): 

App No Proposal Decision Date 

20/00814/REM 

 

Approval of Reserved Matters (Layout, 

Appearance, Scale and Landscape) following 

Outline Permission 16/502860/OUT (Erection 

of up to 180 dwellings (including up to 35% 

affordable housing) with means of access to be 

determined at this stage together with 

structural woodland planting and landscaping, 

Resolved to 

grant 

planning 

permission 

by Planning 

Committee 

but  

04/03/21 
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informal public open space, community 

orchard, children's play area, attenuation 

basin, vehicular access point from Hartley 

Road and associated ancillary development) 

and seeking consent for matters referred to in 

conditions 1, 4, 5, 6, 7, 9, 10, 11, 13, 14, 17, 

19, 22, 27 _ 29  of outline permission 

(amended description). 

Withdrawn 

following a 

change in 

ownership 

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

20 (Pedestrian and Cycle Routes) and 

Condition 24 (Emergency Access) of 

16/502860/OUT 

Withdrawn  

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

33 (Contamination) and Condition 34 (Gas 

Investigation) of 16/502860/OUT 

Withdrawn  

16/502860/OUT 

 

Proposal: Outline planning permission for the 

erection of up to 180 dwellings (including up to 

35% affordable housing) with means of access 

to be determined at this stage together with 

structural woodland planting and landscaping, 

informal public open space, community 

orchard, children's play area, attenuation 

basin, vehicular access point from Hartley 

Road and associated ancillary development. 

Granted  17/02/20 

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

dwellings with associated landscaping, open 

space and ecological mitigation. 

Scoping 

opinion 

issued  

15/03/16 

Historical enforcement: None relevant to this application.  

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

Cranbrook and is part of a site allocated for residential development in the Site 
Allocations Local Plan under Policy AL/CR4.  Cranbrook is classified as a small rural 
town under the spatial strategy for Tunbridge Wells.  The site is currently green fields 
in the main, with the derelict remains of Brick Kiln Farm/cottages set within the centre 
of the site and is in the same condition as it was at the time of the outline application.  
There is hardstanding within the centre of this site associated with this former use.  
These buildings have fallen into dis-repair and appear to have been vacant for many 
years and are obscured by overgrown planting.  Public footpaths cross the site.  
Footpath WC94 runs north to south and links the site to the High Street.  Footpath 
WC95 runs east to west, linking the site to Angley Road, then travels south eastward 
through the site, where it meets footpath WC 96 that runs eastward, just outside of 
the site.      
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1.02  To the northern boundary of the site, there is mixed residential and commercial 
development.  To the north west corner, there are two Grade II listed buildings, The 
Cottage and Crane Cottage. To the east of these cottages, there is a modern housing 
development of bungalows, Goddards Close, some with rooms in the roof.  Further to 
the north east, there are detached and terrace properties, a vets and the modern 
Catholic Church of St Theodore, before the site then extends to the southern fields. A 
low, sparse hedge separates the site from the modern housing in Goddards Close, 
and rear windows face out over the site.  

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

accessed through a right of way over the land included as the emergency 
access/footpath link to the north site of the site.  This access is tree lined and 
currently forms part of the footpath network.  
 

1.04 The north west boundary, along Angley Road (a busy A road with a current 40MPH 
speed limit), is demarcated by a substantial hedge. The screen on the north east 
boundary is of a thick tree screen, with a number of mature specimens.  Orchard 
Way to the east of the access, on the opposite side of the A229 is a mix of modern 2 
storey residential development of brick and weatherboarding.   

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

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

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

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

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

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

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

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

 
1.09 Outline planning permission was granted in February 2020 under reference 

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

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

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

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

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

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

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

 
1.13 The Submission Local Plan (SLP) 2021 has submitted for examination.  Within the 

Submission Local Plan Land adjacent to the Crane Valley and Corn Hall are 
separated into two sites which reflects the different stages of planning these sites are 
at.   

 
1.14 The Submission Local Plan makes provision for 180 dwellings on Brick Kiln Farm 

under AL/CRS1, to meet the following criteria; 
  

1. The main vehicular access to be taken from the A229 Hartley Road as a priority 
junction.  Secondary access is required;  

2. Provision of pedestrian and cycle links to provide permeability through this site 
and adjacent sites (policies AL/CRS2 and AL/CRS 3) and to create an 
accessible, safe, non-vehicular route to services provided at the centre of 
Cranbrook, Hartley and surrounding residential areas and link into and enhance 
established public rights of way; 

3. Development to be located on the areas identified for residential use on the site 
layout plan; 

4. The design, layout and final number of dwellings to be informed by a 
comprehensive landscape and visual impact assessment, ecological studies, and 



 
Planning Committee Report 
6 April 2022 

 

heritage assessment (to include archaeology and landscape heritage), and 
consider cumulative effects of any other planned development; 

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

6.  Extensive green infrastructure shall be provided, both on the areas shown  
indicatively in green on the site layout plan and through the non-green areas 
where relevant, in the form of:  
a. a suitably designed green infrastructure link along the Crane Valley to link into 
the routes provided further south along the valley, providing an extended and 
improved green route into the centre of Cranbrook and Hartley, and creating 
links to the allocated sites to the south and east (Policies AL/CRS 2 and AL/CRS 
3);  
b. retained and improved meadows, woodlands, hedgerows, and water features;  
c. landscape buffers to existing woodlands;  
d. the reinstatement of historical field boundaries with hedgerows, shaws, and 
woodlands;  
e. retained and enhanced water bodies and watercourses; 

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

 
1.15 The Submission Local plan also includes allocations for land either side of Brick Kiln 

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

 
1. Provision of pedestrian and cycle links to provide permeability through this site and 

adjacent sites (AL/CRS1 and AL/CRS3), and to create an accessible, safe non-
vehicular route to the services provided at the centre of Cranbrook, Hartley and 
surrounding residential areas and link into, and enhance, established Public Rights of 
Way; 

2. Provision of suitably designed green infrastructure link along the Crane Valley to link 
into routes further south along the valley, providing an extended and improved green 
route into eh centre of Cranbrook and Hartley, 

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

4. Development to be located on the areas identified for residential use on the site 
layout plan; 

5. Design, layout and final number of dwellings to be informed by a comprehensive 
LVIA, ecological studies, and a heritage assessment (to include archaeology and 
landscape heritage), and consideration of cumulative effects of any other planned 
development in the vicinity;  

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

7. Extensive green infrastructure shall be provided,  
a. a suitably designed green infrastructure link along the Crane Valley to link into the 
routes provided further south along the valley, providing an extended and improved 
green route into the centre of Cranbrook and Hartley, and creating links to the 
allocated sites to the south and west (Policies AL/CRS 1 and AL/CRS 3);  
b. retained and improved meadows, woodlands, hedgerows, and water features;  
c. landscape buffers to existing woodlands;  
d. the reinstatement of historical field boundaries with hedgerows, shaws, and 
woodlands;  
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e. retained and enhanced water bodies and watercourses; 
8. Provision and adherence to a Landscape and Ecological Management Plan to cover 

all public spaces, retained and restored habitats and any retained agricultural land;  
9. An archaeological assessment of the site, including field evaluations,  
10. Provision of on-site amenity/natural green space and children’s space; and  
11. Contributions to mitigate the impact of development in accordance with policy 

STR/CRS 1. 
 
1.16 Since the outline planning permission was considered on the Brick Kiln Farm site, 

planning permission has been sought on land to the west of the application site, for 
the erection of 165 dwellings with associated access, under reference 
20/00815/FULL.  The site is allocated within the Submission Local plan as AL/CRS 3 
Turnden Farm, Hartley Road Cranbrook for 160-170 (124-134 new additional) 
dwellings of which 40% shall be affordable housing with significant green 
infrastructure.  Of particular relevance to this application, is the need to improve 
pedestrian and cycle routes, connecting to the footway on the A229 Hartley Road, 
corresponding routes on the allocated sites to the north (Brick Kiln Farm and Land 
South of Corn Hall, Crane Valley), as well as into the Public Right of Way Network to 
the south and into the site.  

 
2.0 PROPOSAL 
 

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

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

approved in detail to be taken from the Hartley Road.  Consent was granted subject 

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

development commences.  This application provides details for a development of 180 

dwellings that seek to address the following conditions within the outline application;  

- 9- Provision and distribution of affordable housing.  

- 17 – A detailed scheme of biodiversity mitigation and enhancement 

- 19 – Parking and turning of vehicles  

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

- 30 – Surface water drainage scheme 

2.02 Outline consent has been granted for up to 180 dwellings on this site and therefore 
this application seeks to deal with detailed matters and the design and layout of the 
dwellings already approved as outlined above.  The principle of development has 
therefore already been agreed.  Layout, Appearance, Scale and Landscape are now 
the matters that remain for consideration.   

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

affordable dwellings with the number of affordable dwellings being as agreed in the 
S106 agreement.  The level of affordable housing is 35% as that was the required 
level when the outline planning permission was granted. A mix of 1, 2, 3, 4 and 5 
Bedroom homes are proposed.  The table below sets out the total number of 
dwellings and dwelling mix. 

 



 
Planning Committee Report 
6 April 2022 

 

 
 
 
2.05 The 63 affordable dwellings are proposed as set out in the table below, with 44 to be 

at Building Regulations M4(2) standards;  
 

 
 

2.06  The dwellings would be arranged in ‘character frontages’.  The outline application 
envisaged that the dwellings would be arranged in character areas, as were the 
green spaces.    

 
2.07 This proposal seeks a different approach to the withdrawn scheme.  The dwellings 

would still be arranged in ‘Character Frontages’, drawing on the names given to the 
character areas referenced in the outline permission.  Goddard’s Green Frontage 
would face onto green open space, set back from the Harley Road.   

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

substantial hedgerow will be planted to define this area and will assist in enclosing 
the development beyond.  The landscaping and boundary treatments would comprise 
beech and hornbeam hedges planted within estate type railings.   

 
2.09 Key features include detached dwellings on large plots, set back with long front 

gardens, and seeks to reflect the historic settlement patterns on greens and with 
visual gaps obtained through the dwellings.  Dwellings are primarily proposed with 
tile hanging and stock brick, with some white weatherboard, to pick up on the 
traditional weatherboarding in Cranbrook and local detailing, including windows, 
porches and boundary treatments.  Dwellings would overlook public open space, that 
would serve as a gateway to the development.   

 
2.10 The Tanners Lane character frontage draws its inspiration from the historic Tanners 

Lane that formerly ran through the site connecting the High Street to the Hartley 
Road, with building clusters along the former historic Kentish routeway with courtyard 
layouts.  Buildings are to be a mix of detached and terrace dwellings.  Materials 
would be of red tones, including roof tiles, hanging tiles and bricks.  Weatherboard in 
this area would be black.  Tanners Lane had been amended during the course of the 
application to make the routeway less formal and to introduce a softer curve rather 
than straight access route and less dominance of the road.      
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2.11 The Brick Kiln Farm frontage would be in the vicinity of the old Brick Kiln farm and the 

Crane Valley frontage being located in the south of the site- at lower density on land 
sloping towards the Crane Brook.  

 
2.12 The Crane Valley frontage, amended to take into account officer comments is the 

southern most land parcel.  Originally submitted with the northern side of the lane 
facing north, towards the central green and attenuation pond, these dwellings have 
now been rotated, 180 degrees to face onto the main access road, as previously 
envisaged.  Drawing reference to the High Weald AONB Guide, this area is designed 
to utilise the lowest street order in the street hierarchy, being a back lane character.  
The frontage of the Oast would be more open to the green space to the north and 
more visually tied to the barn and farmstead.  It is intended that when passing 
through the Oast courtyard, that are more intimate space would be developed.  The 
applicant seeks to ensure there are wide grassed verges and space for landscaping 
to be planted but also thrive.   The rear boundary from the southern side of this 
parcel of land has now been pulled away from the 15m Ancient Woodland Buffer.  
This application proposes 11 dwellings in this parcel, so a lower density than the 
withdrawn scheme, that would have been 13 dwellings.  A mix of post and rail fences 
(facing the central green space) brick walls and hit and miss timber fences to face the 
ancient woodland are proposed.   

 
2.13 In regards to the Brick Kiln Farm frontage, to be located to the north of the Crane 

Valley character area, the applicant identifies a precedent of a loose courtyard with 
the Oast sitting separately and seeks to build on this.  The existing mature tree, T59, 
has now been incorporated into a central green space, that is intended to tie together 
the loose courtyard farm with separate pond and Oast house.  To add to the 
courtyard character, more brick is to be used in the boundary treatments. The 
retained tree is to be a focal point.  Different block paving is proposed to define to 
entrance of the Crane Valley character, when moving out of the Farmstead Character 
area.   

 
2.14 In terms of design, the Oast has been amended to be less domestic in its reference, 

including revisions to be dormer window to be less domestic in character, garage 
doors are to be side hung and not up and over doors for example.  Roof hips have 
been included to ensure refence to the Kentish Barn typology.  

 
2.15 The Addendum DAS seeks to draw comparisons with the previously withdrawn 

Reserved Matters application, and these differences, where relevant will be 
addressed below in the design and layout sections of this report.   

 
2.16 Tanners Lane is to be defined by the landscaping through, creating a green route, 

including gardens defined by Picket fences and space for flowering plants.  The 
architecture and materials are to define Goddard’s Green frontage, along with the 
rhythm of the dwellings and estate railings.  The farmstead would have hard 
boundaries to define the courtyard.  The Crane Valley would have boundaries of 
estate railings, with planting behind to create green front gardens.     

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

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

 
2.18 320 Parking spaces are now proposed as allocated spaces, with  35 visitor spaces.  

Double garages have been counted as 1 parking space and single garages have not 
been accounted for.       
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3.0 SUMMARY INFORMATION 

 Outline permission Proposal 

Maximum number 

of dwellings 

For no more than 180 

dwellings 

180 dwellings 

Car parking spaces 

(inc. disabled) 

360 399 Parking spaces 

No. of storeys Max. 2 ½ unless 

otherwise agreed 

2 Storeys (including maisonettes). 

Max height Not specified Examples 

Maisonettes eg Plots49-52 – 8.7m 

Detached dwellings eg Plot 110 – 9.5m 

Oast  - 10m  

Flat Over garage eg Plot 172 – 9m  

Barnhouse  - Plot 105  - 9.8m 

No. of bed spaces Not specified  680 

No. of affordable 

units 

35% 

Affordable Rent (70%)  

Shared ownership (30%) 

63 Total  

44 Affordable Rent (70%)  

19 Shared ownership (30%) 

 
4.0 PLANNING CONSTRAINTS 

• Agricultural Land Grade 3 Agricultural Land Classification Grade 3 

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

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

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

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

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

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

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

• Public Access Land Local Nature Reserve Crane Valley, Cranbrook 

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

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

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

 
5.0 POLICY AND OTHER CONSIDERATIONS 
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The National Planning Policy Framework (NPPF) 2021. Of particular note are 
paras. 11, 98, 100, 110-112, 120, 122, 124, 130/131, 174, 176/177, 180, 194, 199, & 
202.  
National Planning Practice Guidance (NPPG)  
 
Development Plan:  
Site Allocations Local Plan 2016 
Policy AL/CR4 Land adjacent to the Crane Valley – allocated for residential 
development with capacity to provide approximately 200-250 dwellings.   
 
Tunbridge Wells Borough Core Strategy 2010 

• Core Policy 1: Delivery of Development  

• Core Policy 3: Transport Infrastructure 

• Core Policy 4: Environment 

• Core Policy 5: Sustainable Design and Construction 

• Core Policy 6: Housing Provision 

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

• Policy EN1 – Development Control Criteria 

• Policy EN5 – Development in Conservation Areas 

• Policy EN10 – Development affecting sites of archaeological interest 

• Policy EN13 – Tree and Woodland Protection 

• Policy EN16 – Protection of groundwater and other watercourses. 

• Policy EN18 – Flood risk. 

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

• Policy H2 – Dwelling mix  

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

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

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

• Policy TP3 – Larger scale residential development 

• Policy TP4 – Access to the road network 

• Policy TP5 – Vehicle parking standards.   

• Policy TP9 – Cycle Parking Standards. 
 
Submission Local Plan 2021 

• Policy STR/CRS1 The Strategy for Cranbrook and Sissinghurst Parish 

• AL/CRS 1 Land at Brick Kiln Farm, Cranbrook Road.   

• 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) 
 
Supplementary planning Documents: 

• Renewable Energy SPD 

• Affordable Housing SPD 

• Rural Lanes SPD 

• Cranbrook Conservation Area Appraisal SPD 

• Recreation Open Space SPD July 2006  
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Other documents: 

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

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

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

6.0 LOCAL REPRESENTATIONS 
 
6.01 The applicant has engaged with the local community and a Statement of Community 

Involvement has been submitted.  This statement sets out that Snapdragon at PLMR 
was appointed by Hill Residential Ltd to undertake a programme of community 
engagement to support its planning application.  The main programme of 
engagement took place between 23 August and 12 September 2021 involving local 
residents, Benenden and Cranbrook Ward Members at TWBC, Members of 
Cranbrook and Sissinghurst Parish Council, and other key stakeholders.   

 
6.02 277 Local residents and businesses were invited to take part in the consultation by 

completing an online survey and inviting them to attend the in-person event.  
Advertising for the event included an invite to a preview event, poster and circulation 
of the poster to the Parish Council’s newsletter database and a dedicated project 
website.  Dialogue was established with Ward members and the Parish Council and 
an in-person event held at Vestry Hall on 7 September 2021 with three sessions.  
Circa 45 people attended.  28 survey responses were received, most providing 
constructive feedback.  The project team will continue to engage with those residents 
that signed up to be kept up to date, Members and other key stakeholders.   

 
6.03 The applicant has also engaged with the High Weald AONB Unit, Historic England, 

Natural England, the Environment Agency and Kent Police via letters, and meetings 
held with the Kent Wildlife Trust, Cranbrook and Sissinghurst Neighbourhood Plan 
Group and Cranbrook and Sissinghurst Parish Council.       

 
6.04 9 site notices erected in the following positions, posted on ; 

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

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

• One within Goddards Close placed on lamppost; 

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

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

• One on the Hartley Road frontage; 

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

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

• One at the end of footpath WC 96 along Freight Lane to the east.  
  
6.05 4 Objections on the following Grounds; 

- Raise concerns regarding the boundaries and the boundary with Goddards Close – 
not in accordance with the Land Registry records;  

- Letters received by neighbouring owners that their boundaries will be removed – no 
development should happen until this is resolved; 

- concerns re the intentions as to what happens on the boundaries – particularly 
hedges and trees; 

- Concerned re the pressure from 180 new homes; 
- Questions how the developer would mitigate negative effects of an increased 

population on services; 

- Lighting levels not low enough to not cause damage to wildlife; 
- 180 homes is far too many – especially considering other developments in the area; 



 
Planning Committee Report 
6 April 2022 

 

- No reference to how the existing drainage ditches will be managed;  
- Emergency access is too narrow – widening will cause damage to the character of 

the area which is within or bordering the Conservation Area; 

- Regrettable that not more than 30% would be affordable housing; 
- Comments in relation to the proposed hedgerows – should not be single species, and 

not enough trees to be planted; 
- Neighbours have requested quiet tarmac; 
- Many of the houses seem to lack windows;  
- House elevations appear to be dull and bland; 
- Affordable housing is not tenure blind;  
- Heritage Addendum underestimates the importance of the sense of rurality and 

agricultural landscape that forms an important part of the Cranbrook Conservation 
Area;  

- The landscape will become managed urban parkland, with estate boundaries and 
hard landscaping;  

- Tanners Lane is a tick box for the developer;  
- Brick Kiln Farm would remain car dependent; and;   
- Use of PV’s and air source heat pumps is to be commended.  

 
6.06 1 Comment neither objecting or supporting; 

- Measures are an improvement to reduce carbon emissions, such as air source heat 
pumps; 

- Support the Parish Council in requesting the developer to implement higher 
standards of insulation and mechanical ventilation with heat removal; 

- Support the PC in asking for a closer assimilation with the distinctive historical and 
valued eclectic mix of house types, roof and street scape; request for dedicated play; 

- Affordable housing for key and local workers wishing to purchase smaller properties 
without shared ownership in order to reside in the parish is not being met; 

- No evidence that the outlying planning condition to masterplan development with 
adjacent Corn Hall and agreement of the potential future link with developers/owners 
of Corn Hall to ensure connectivity, ‘potential future link’ should not be considered a 
guarantee; 

- Shared EV charging units for residents without car barn or garage may be a 
disadvantage if the charges are not fixed to match those that may use the domestic 
tariff; 

- Buffer between the ancient woodland should be increased to 15m as advised by the 
Woodland Trust; and; 

- Water butts should be provided for all dwellings. 
  
7.0 CONSULTATIONS 
 Cranbrook Parish Council 02.03.22 
7.01 The Parish Council remain neutral but raise the following matters;  

• Attenuation pond – the parish have previously asked to have representative on the 
Management Committee – should be a condition as critical to the Crane Valley 
flooding.   

• More imagination on the delivery of affordable housing – residents of Cranbrook and 
Sissinghurst Parish Council should be given priority followed by neighbouring 
parishes.   

• The parish are keen the 15 acre field to the south east of the site should remain 
undeveloped. The parish would like to work with Hill Development to ensure that this 
is managed and conserved as part of the Green wedge into the centre of Cranbrook.   

• Construction Method Statement – the parish would like to be included in the 
consultation as stated in the CMS.  
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• Parking insufficient and would like the access roads to be adopted by KCC and 
constructed to meet these requirements.     

 
04.11.21 

7.02 The Parish Council recommended a NEUTRAL decision based on the comments 
below. Whilst the over-all scheme is an improvement on that proposed by 
Persimmon, the Parish Council believe improvements to the proposed development 
can still be made and put forward the following comments; 

 
Vehicular Access: 

7.03 The position of the pedestrian crossing location is considered unsafe in Hartley Road 
due to the close proximity to the new access. Concern was expressed regarding the 
single access due to the volume of traffic from the new development. 

 
7.04 Attenuation Basin: 

Concern was expressed regarding the drainage and possibility of flooding to 
adjoining land.   Strong management of the attenuation basin will be required and the 
Parish Council would like to have a representative on the Management Committee. 

 
7.05 Informal public open space, community orchard, childrens play area: 

Play equipment should be provided by developer given the scale of the development. 
 
7.06 Energy: 

The U values on the external walls, floors and windows are far from what is 
achievable and the Parish Council are disappointed that the developer is not making 
this a priority especially in relation to climate change. If Mechanical Ventilation with 
Heat Recover (MVHR) is installed the air permeability should be reduced. 

 
7.07 Appearance: 

The Parish Council are disappointed at the overall appearance of the development, 
an opportunity has been missed to reflect the local vernacular of Cranbrook.  The 
Parish Council support the comments of the CCAAC. 
 
Environment Agency 15.02.21 

7.08 No objection, no comment to make regarding the proposals.  
 

Historic England  02.11.2021 & 17.02.22  
7.09 No further comment following submission of further information.  No objection, on the 

basis of the information submitted HE do not wish to comment.  It is suggested 
TWBC seek the views of specialist conservation and archaeological advisers.   

 
Natural England 21.03.22 

7.10 Natural England maintain their comment that the application could potentially have a 
significant impact on the High Weald AONB, and that Turnden Public Inquiry 
outcome could have a direct impact on the design requirements for this application.  
Both sites are allocations within TWBC’s Local Plan which is currently being tested.  
Concern raised that the design is based on the assumption Turnden Phase 2 will be 
granted permission.   

 
7.11 NE strongly advises that either this reserved matters application should not progress 

until the outcome of the Turnden Appeal/Examination Hearings are known or that the 
applicant should submit and alternative and more extensive landscaping treatment 
for the south western boundary.  Amendments do not alter NE’s earlier views.  
 
25.11.21 
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7.12 As submitted, the application could have potential significant effects on the High 
Weald Area of Outstanding Natural beauty, further, land adjacent to the application 
site is currently under consideration by the Secretary of State through the Turnden 
Public Inquiry.  NE strongly advises that this reserved matters application should not 
progress until the outcome of the Turnden appeal is known. It is strongly advised you 
consult the High Weald AONB Partnership.   

 
Kent Police 23.02.22 

7.13 No further comment regarding lighting and car barns.  It is noted that the applicant 
has addressed previous concerns regarding boundaries.  Elevation plans still show 
blank gable walls that do not seem to be protected.  Windowless elevations, 
especially adjacent to public areas can attract ball games and loitering, which in 
terms causes increased demand on police and local authorities.  1m buffer zone with 
either a 1.2-1.4m railing or 1m mature height hedge should address such issues.   

 
29.10.21 

7.14 Comment in relation to the previous application (20/00814/REM) remain valid, to 
which no objections were raised, but final comments in that case included; 
recommendation of the use of Secure by Design Homes 2019 initiative for this 
development, boundary walls should be raised along with the hit and miss fence.  
Hedges will help as an additional security layer once they mature.  Important that the 
hedges are planted and protected, until they are fully established.  Hit and miss 
fencing, support rails and car barns should not aid climbing.  There are a number of 
locations where the boundary treatments will be important to be installed as per the 
plans.  Lighting should be approved by a lighting engineer.     

 
7.15 Comment is made under this application that all parking areas must be covered by 

natural surveillance from an active window (i.e living room or kitchen). 
 
UK Power Network 18.10.21 & 15.02.22 

7.16 No objection raised, references safe digging practices to verify and establish the 
actual position of mains, pipes, services and other apparatus on site before any 
mechanical plant is used. 
 
Upper Medway IDB 

7.17 No comment received.   
 
 
Scotia Gas Networks 18.10.2021 & 15.02.22 

7.18 No objection raised, references safe digging practices to verify and establish the 
actual position of mains, pipes, services and other apparatus on site before any 
mechanical plant is used.  The mains record shown on the mapping indicates low 
pressure mains on the Angley Road/Hartley Road and Goddards Close, but none 
across the site.    
 
Southern Water 28.02.22 

7.19 No objections - The Council’s technical staff and the relevant authority for land 
drainage consent should be consulted regarding condition 30 for surface water 
disposal.  Previous comments regarding adoption of the on-site drainage and 
pumping station, size and standards, reiterated.  

 
7.20 Under certain circumstances, SuDs will be adopted by SW should this be requested 

by the developer, where SuDS are part of a continuous sewer system, and are not an 
isolated end pipe of the SuDS component, adoption will be considered if such 
systems comply with the latest Sewers for Adoption and CURIA guidance.  Non 
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compliance with Sewerage Sector Guidance standards will preclude future adoption 
of the foul and surface water sewerage network on site.  Southern Water have no 
further comments regarding other conditions being subject of consultation.   

 
04.11.21 

7.21 No objection raised.  The submitted drainage layout (Drawing number: 2101700-004-
P1) is satisfactory to Southern Water. An approval for the connection to the public 
foul sewer should be submitted under Section 106 of the Water Industry Act. If the 
applicant proposes to offer a new on-site drainage and pumping station for adoption 
as part of the foul public sewerage system, this would have to be designed and 
constructed to the specification of Southern Water Services Ltd. A secure compound 
would be required, to which access for large vehicles would need to be possible at all 
times. The compound will be required to be 100 square metres in area, or of some 
such approved lesser area as would provide an operationally satisfactory 
layout. In order to protect the amenity of prospective residents, no habitable rooms 
shall be located within 15 metres to the boundary of the proposed adoptable pumping 
station, due to the potential odour, vibration and noise generated by all types of 
pumping stations. The transfer of land ownership will be required at a later stage for 
adoption. 

 
7.22 If the applicant proposes to offer a new on-site drainage and pumping station for 

adoption as part of the foul public sewerage system, this would have to be designed 
and constructed to the specification of Southern Water Services Ltd. A secure 
compound would be required, to which access for large vehicles would need to be 
possible at all times. The compound will be required to be 100 square metres in area, 
or of some such approved lesser area as would provide an operationally satisfactory 
layout. In order to protect the amenity of prospective residents, no habitable rooms 
shall be located within 15 metres to the boundary of the proposed adoptable pumping 
station, due to the potential odour, vibration and noise generated by all types of 
pumping stations. The transfer of land ownership will be required at a later stage for 
adoption.  Non compliance with the Sewerage Sector Guidance standards will 
preclude future adoption of foul and surface water sewerage on the site.   
 

7.23 The submitted drainage details indicates SuDS to be maintained within private 
ownership and maintenance. 
 
KCC Lead Flood Authority 17.03.21 

7.24 Amended layout reviewed, no further comment to make on this application, no 
objection to the approval of reserved matters in relation to surface water provision for 
the site.   
 
02.11.21 

7.25 No objection in principle to the development or the reserved matters.  It is noted that 
no hydraulic modelling has been supplied, whilst no hydraulic modelling has been 
supplied, due to previous submission containing the calculations required and the 
amendments to the layout we are content that the current layout shows sufficient 
capacity for the retention of surface water prior to it's discharge into the Crane Brook 
at the Qbar rate for the site. This will need to be submitted as part of the detailed 
design for review. 
 

7.26 It is also noted that any existing pipework that is to form part of the surface water 
network especially the assumed size and location of the 225mm pipe that discharged 
into the crane Brook must be located and the condition confirmed during the detailed 
design.  
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7.27 Kent County Council does not accept the infilling or culverting of existing ditches 
(except where essential to allow highways and/or other infrastructure to cross) and 
instead would promote retaining and enhancing these features where possible.  
 
KCC Highway Authority 18.03.22 

7.28 No objections raised, comments made on the following matters;  
- The site was previously discussed and as a result, the area of adoption was reduced 

to the spine road.  
- It is noted that KCC PROW raise a holding objection regarding the upgrade of the 

PROW which will accommodate a significant proportion of the cycle links and there 
are no further comments on the amended scheme on your web site.  Comments from 
the cycling officer are awaited.   

- Detailed comments include; 
- Surface finishes, planning and any other proposed assets on the public highway will 

be subject to separate approval of KCC Asset Managers, development previously 
advised to engage. 

- Boundary treatment should not impinge on pedestrian visibility splays.  It is noted 
that the 1.2m high estate rail will do at a number of plots along the spine road and 
this should be reduced to 0.6m in height to avoid the pedestrian visibility splays. 
boundary treatment across the site should be controlled to maintain the splays – 
cover by condition or note on the plans.  

- Turning heads on the public highway would need to be eased and also reposition 
some boundary treatment adjacent to the public highway to satisfactorily 
accommodate the swept path analysis although this can be addressed through S38 
as can the proposed footway/carriageway/shared surface widths to be adoptable 
standards. It would appear these can be accommodated to meet adoptable 
standards and may also be addressed through the S38 process.  

- Traffic calming measures will also be subject to separate approval under the S38 and 
Asset Management processes of KCC as highway authority. 

- Alternative parking arrangements at number of properties along the spine road is 
welcomed but it’s noted that the FOG’s seem to result in garage only parking for 
additional units as well, which effectively means that these units have no off street 
parking provision with respect to KCC standards which don’t include garages. 

- The EV communal charging point should include passive provision for all spaces. 
- A number of 3.7m private drives have been reintroduced and as previously discussed 

two cars will not pass in this width and although the PROW/cycle route is now 
separated, there is still a need to ensure that there is adequate width to allow cars to 
manoeuvre in and out of parking spaces as a minimum. These areas are to remain 
private. 

- Turning heads will be accommodated in the private road network.  As previously 
noted these remain constrained, and dependant in precise vehicle parking and/or 
limited boundary treatment to accommodate the vehicle.  HA recommend this is re-
examined.  It should be remembered the refuse vehicle is to be used as a proxy.   

- In the absence of a plan demonstrating detailed pedestrian and cycle linkages 
through the two neighbouring sites, the highway authority’s concerns regarding 
permeability between the developments are reiterated. It is recommended that that 
LPA is satisfied that the layout at the two development sites do not prejudice this 
provision. 

- It will be appreciated that a number of these comments cover areas that will not be 
put forward for adoption where our comments remain advisory. Other matters can be 
addressed through the S38/ Asset Management process and/or can be covered by 
condition. 

- Condition 20 It doesn’t appear that sufficient detail has been submitted to discharge 
this condition which requires details of management strategy and also surface, 
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drainage lighting signage etc and it is also not clear as to how some of the links tie in 
with the public highway or adjoining land. 

- Condition 8 The CEMP has been revised and now covers a number of our earlier 
comments and others have been acknowledged within the response. However as 
this will be a live document for the lifetime of the construction period it should be 
comprehensive and the following should also be included: 

- * Express reference to consultation with the highway authority 
(streetworkswest@kent.gov.uk) 

- The proposed routing of lorries should be via the M20 only as previously requested, 
so as to avoid the villages such as Horsmonden and Goudhurst. It must be 
remembered that this is one of a number of development sites in the vicinity and it is 
important that all sites follow the same protocols. 

- The plan of the compound should identify the areas for operative parking and turning 
facilities for delivery vehicles. 

- Reference should also be made to consultation with the District Manager regarding a 
pre-commencement condition survey of the highway. 
Standard informatives requested.   
 
07.12.21 & 9.12.21 Holding objection 

7.29 This application follows an outline approval and an earlier reserved matters 
application (20/00814) that was withdrawn before determination.  This earlier layout 
was discussed in detail with KCC with particular regard to arrangements for the 
pedestrian and cycle links through the site and the areas of proposed adoption.  

 
7.30 However in addition, this current application also seeks to discharge 

condition 20 of 16/502860 which requires full details of proposed pedestrian and 
cycle routes through the site. However a number of issues remain outstanding and I 
note that the PROW officer has raised a holding objection. 

 
7.31 Further information is therefore requested to address the following: 

*Details of the proposed cycle and pedestrian linkages as set out in condition 20 and 
in particular details of the interface with access routes and turning heads. For 
example in the vicinity of the following plots it is not clear as to whether the route will 
be segregated or how it relates to the remaining carriageway width: 154-159, 35-39, 
67-71, 2-19. Details should also include the width of the adjoining access roads 
which were previously widened to 4.1m to allow two cars to pass and so minimise 
any incursion into the cycle route. There is also a need to ensure adequate 
manoeuvring space at the individual driveways.  
 

7.32 *Clarification is also needed regarding potential conflict for NMU's with larger turning 
vehicles o/s plots 159 and 40 for example. As discussed previously it is expected that 
the larger vehicles will be able to manoeuvre without impinging on the cycle route. 

 
7.33 *There is also a need to ensure that the arrangements in this application can suitably 

tie in with those at Turnden phase two in order to ensure continuity and the highway 
authority once again recommends that the two developers work together to ensure a 
comprehensive approach. 

 
7.34 *Please can the area of proposed adoption be confirmed together with details of the 

proposed adopted turning heads (for an 11.4m refuse vehicle). Currently it appears 
that turning is proposed within private parking courts which are not usually adopted 
(eg o/s plots 45-46 and 88-89 and possibly 63). It is also necessary to ensure that the 
vehicle can be accommodated within the adopted highway and not encroach over 
boundary treatment etc and provide adequate clearance from parked vehicles and 
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also the footway. The swept path analysis should show the full manoeuvre at each 
turning point which is not always the case (eg 5-13 and 125-128) 

 
7.35 Once we know the areas of proposed adoption I will consult further with KCC 

Agreements Team. The applicant is also advised to undertake early discussions with 
KCC Lighting Engineers and the PC regarding proposed lighting arrangements 
(Luke.mockeridge@kent.gov.uk). 
 

7.36 *The refuse vehicle is not shown to serve significant portions of the development, 
presumably along private drives which means that reversing and carry distances 
here are likely to be in excess of KDG recommendations. Further details are 
therefore requested as to how deliveries are to be accommodated to these areas. 

 
7.37 *Please can we have confirmation of minimum dimension of parking spaces which 

should be 2.5 x 5.0m with additional width to 2.7m where spaces abut a hard 
boundary on one side and to 2.9m when abutting a hard boundary on two sides. 

 
7.38 *With regard to EV charging KCC’s emerging standards would now expect 1 active 

charging point per dwelling Mode 3 7KW min for dwellings with on-plot parking and 
also 10% active charging spaces and 100% passive charging spaces for dwellings 
with unallocated communal parking. Clarification of the arrangements is therefore 
requested. 

 
7.39 Comments are also supplied regarding the discharge of condition 8 of 16/502860 

regarding the amendments required (liaison with Streetworks west regarding routing, 
vehicles should remain on the strategic road network as far as possible, a plan of the 
compound, confirmation that a qualified banksman will control the access and egress 
from the highway, highway should be monitored and swept with a mechanical 
sweeper, deliveries should avoid peak periods and the need for and extent of a pre-
commencement condition survey of the highway should be discussed with the District 
Manager).  

 
7.40 Whilst further details are awaited, the applicant’s attention should be drawn to KCC’s 

new procedure for approval of new or altered highway assets.  Discussions with the 
Asset Management Teams should be undertaken at an early stage of planning 
process if not before, with a new formal technical approval process.    

 
04.11.21 

7.41 Comment in relation to the scanning of the documents.  Standard informatives 
attached.   
 
KCC Archaeological Officer 

7.42 24.02/07.03 2022 – details for Condition 39 are not acceptable and objected to- This 
multi-faceted WSI is not acceptable.  RPS suggest that it is submitted to address 
conditions 39 and 40 and this is not acceptable in my view.   RPS have merged two 
distinct processes of archaeological evaluation through trenching followed by detailed 
excavation work on buried remains,  with landscape work and interpretation. This is 
confusing and not appropriate. 

 
7.43 The WSI submitted is not acceptable also because the proposed evaluation trenches 

are 50m long.  In Kent we tend to prefer 30m max trenches because having longer 
trenches gives huge gaps of a site unevaluated and therefore at risk of containing 
significant archaeological remains.  So the methodology of archaeological evaluation 
(condition 39i))  is not acceptable.  KCC Archaeology cannot recommend discharge 
of condition 39 or 40 on the basis of this WSI submitted. 

mailto:Luke.mockeridge@kent.gov.uk
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29.11.21 

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

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

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

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

main kiln site to the north east is not clear. It is a focus of activity during the later post 
medieval period but it may have earlier origins, especially with a trackway directly 
linking it to the High Street.  The assessment of archaeology is considered 
reasonable, more consideration of the historic complex of Brick Kiln Farm itself and 
surrounding historic landscape, especially its relationship to the brick works would be 
welcome.  The Brick Kiln Farm historic footprint should be reflected in the masterplan 
as a positive heritage enhancement measure, along with robust consideration of the 
long term measures to retain the historic field boundaries and routeways.  3 
Conditions are requested dealing with the following matters; archaeological field 
evaluation works, features of archaeological interest to be properly examined and 
recorded, along with post excavation and publication of work in accordance with a 
written specification and timetable which has been submitted. 

   
KCC Public Rights of Way (PROW) & Access Service 
 
09/03/2022 

7.47 On balance, no objection, the KCC PROW and Access Service would welcome 
engagement with the applicant to discuss matters raised and consider new cycling 
links.  On balance no object to the proposal, provided comments are taken into 
account and the existing rights of way are not obstructed and standard informatives 
included.  

 
05.11.21 

7.48 Holding objection based on the detail set out below but the County Council is 
confident these issues can be resolved; 

 
• Public Footpaths WC95 and WC94 pass directly through this application site and 

would be affected by the proposed development. Further to our previous comments 
(Letter dated 18 May 2020, and 5 November 2020), the applicant has engaged with 
The Kent County Council (KCC) Public Rights of Way (PRoW) and Access Service, 
however, we still have the same outstanding concerns with this development 
proposal that need to be addressed. I therefore have no alternative but to place a 
holding objection on the application. This holding objection would be lifted once the 
following points below have been addressed. 
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• A PROW Management scheme is required detailing the full specification of each   

PROW affected by the site, including legal alignment, status, width, surface, 
crossings, proposed furniture (bollards), signage, exit from site and onward 
connection, and construction management. This will require approval from KCC 
PROW and Access Service.  

 

• Public Footpath WC95 and WC94 – we have not heard from the applicant 
regarding the detail the of “upgrade” to the PROW. This is imperative to ensure the 
correct legal process is followed within the timescale necessary to avoid delay to any 
future construction. See our previous comment from November 2020: 
 
Impact on Public Footpath WC95  
The application still refers to this right of way as a ‘Shared Footpath/Cycle Path’. 
While we support the creation of new off-road cycle access, the applicant has not 
clarified how they will upgrade the legal status of Public Footpath WC95 to enable 
cycling. To address this matter, the applicant must confirm their approach for creating 
new cycle access rights along this right of way. 

 
• Footpaths WC95 and WC94 pass directly through the site and would be affected by 

the proposed development.  Whilst the applicant has engaged with the County 
Council and acknowledged the PRoW, the CC still have outstanding concerns.   

• The applicant refers to both Public Footpaths as a 3m shard cycle/footway, but they 
have not shown how they will upgrade the legal status of this route to provide cycle 
access rights. Further, no details of specification as listed above have been given for 
these PROW. This detail needs to be agreed and approved by KCC PROW and 
Access in a scheme as detailed above. 

• Details to be brought to the applicant’s attention relate to no furniture etc to be placed 
on or across the PRoW, No disturbance of the surface or obstruction of the PRoW, 
no hedging or planting to be within 1m of the edge of the PRoW, planning consent 
confers no consent or right to close or divert any PRoW, no Traffic Regulation Orders 
will be granted by KCC for works that would permanently  
 
TWBC Tree Officer  
23.03.22 - Final comments -  

• There is no more detail on the ditch digging/felling within the RPA of oak T24. 

• The Preliminary Earthworks Strategies have not been withdrawn or replaced, and the 
impacts on oaks T24, T42 and T59 have not been clarified. 

• No sections drawings or finished levels have been provided for the emergency 
vehicle access to the High Street (this is essential for the arboricultural impact 
assessment). 

• The use of the minimum 15m buffer only for ancient woodland has not explicitly been 
addressed, nor have incursions by plots 96-97 into this minimum buffer. 

• Agreed that an additional condition could seek the details of the swale/culvert works 
in proximity of tree T24, and that the works should not be any closer than as shown 
in the submitted documents.  Condition 13 to be removed from the consideration.    
 
Various dates 

7.49 The arboricultural method statement does not include details of soil amelioration 
(decompaction, mulching) for T24 and T42. This is important given the present state 
of the ground around these trees, the loss of suitable rooting environment beyond 
much of their RPAs (which are nominally the minimum areas required to support 
rooting activity) and the proposed RPA incursions. 
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7.50 The existing track connecting to the High Street is still shown as an emergency 
vehicle access and no-dig permeable surfacing is now included. However, there are 
no sections drawings and finished levels for this track are not shown on the Levels 
Strategy, so it is unclear whether no-dig including tie-ins would be feasible here. 

 
7.51 Previously the emergency access was specified as 3.7m wide which would probably 

require hard pruning of the hedgerows and possibly loss of some sections, but this is 
not addressed in the arboricultural impacts assessment. 

 
7.52 The minimum 15m buffer for ancient woodland is still used for the southern parcel 

(W52), which a number of proposed rear gardens face directly onto. These gardens 
and built structures are within the precautionary buffer of 25m specified in the TWBC 
Draft Local Plan. Plots 96-97 are within both the minimum 15m buffer and 25m 
precautionary buffer of the northern parcel (W60). 
 

7.53 Operational phase impacts have not been adequately addressed. The land slopes 
down in the south of the site towards the woodland and Crane Brook, and a 
significant proportion of this area will become hardstanding or occupied by buildings, 
with surface water diverted to the large basin; these changes may affect the 
hydrology of the western half of the woodland. Although the response notes that 
there are no external illumination features proposed near the woodland, there are 
nine plots with fenestrated elevations facing it. It is not clear whether these have 
been taken into account, and once inhabited these dwellings may be fitted with 
additional exterior lights at any time. There is presently no residential development 
within 150m of this woodland and that development is on a much smaller scale to 
what is proposed. The woodland is quite narrow and therefore particularly reliant on 
the buffer to protect its quality, as changes to the surrounding environment and 
persistent external impacts will more easily effect a larger proportion of woodland. 
The suitability of the minimum buffer has not been adequately demonstrated. 

 
7.54 The existing ditch near oak T24 is to be filled, and a new ditch is proposed on the 

other side of the tree but well within the root protection area. I believe this is what the 
arboricultural impact assessment (ref. 5847/21-02 Rev –) refers to as the swale. In 
the Drainage Strategy (Sheet 1) 2101700-003 P1 this ditch is drawn in an indicative 
way, so that the width, depth, retaining structures etc. are unknown. This detail 
including sections drawings should be required now, to avoid unforeseen impacts on 
the oak as we have had with similar drainage features on other sites. 

 
7.55 The Preliminary Earthworks Strategies (Sheet 1 and 2) 2101700-016 P1 show fill 

depths of up to 2m within the RPA of T24, up to 1m for T42 and up to 2m for T59. 
This seems to contradict Levels Strategy (Sheet 2) 2101700-002 P1, which shows no 
level changes within their RPAs, though it does include a significant drop in finished 
ground levels towards T59 on the western side of the tree without indicating how this 
bank would be stabilised, e.g. retaining wall. The Earthworks Strategies may be 
indicative, but these documents should be corrected or explicitly excluded from any 
approved document lists to avoid confusion, and the nature of the bank near T59 
needs to be clarified. 

 
TWBC Conservation and Urban Design officer (CO) 

7.56 15.03.22 - The additional plans have been reviewed, missing elevations to plots 172 
and 118 are noted and these are acceptable.  CO also reviewed the planting plans 
briefly and understand that the LBO will comment on these more fully.  However, 
these do not appear to the level of detail that is required to fully understand the 
planting scheme and my attention was drawn in particular to the quality of the public 
realm around the parking area for the maisonettes in the western part of the scheme, 
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where the potential link with Turnden is located.  It is also noted that close boarded 
fence is proposed facing the footpath to the east here, and that there is no notation 
for the rear boundaries of the plots to the west.  If required these could be the subject 
of detailed conditions. 
 
Various dates including 27.10.21, 4.11.21, 30.11.21 16.12.21, 31.12.21, 04.03.22 

7.57 Final comments - no objection raised.  Summary table of responses has been found 
to be acceptable and helpful, it demonstrates the design process and responses to 
comments.  Most comments have been addressed and where they have not, 
justification has been provided which may be sufficient in order to meet the relevant 
policy requirement in terms of delivering sustainable development.  

 
- Farmstead Character area - whilst the CO would prefer the courtyard to be open, the 

hard and soft landscaping has helped achieve a sense of place to provide character 
to the space as well as the farmstead relating well to the surrounding landscaping.  
The amendments to building designs in response to comments, are supported.   
 

- Connections - amendments to Tanners Lane is supported, along with the shared 
cycleway/driveway in line with Manual for Streets to create that link with the western 
boundary and footpath link, assisting with legibility.   
 

- It has been clarified that the public realm around tree T59 is key to the visual 
relationship between the ‘oast’ and farmstead as a shared, publicly accessible green 
space – the frontage of the oast is now more open to this.   This is supported. 
 
LAYOUT 

- It was confirmed again that the dead ends are vehicular only and that the layout has 
prioritised pedestrian and cycle movements with upgraded routes.  This is in line with 
the policy wording and it is understood that the constraints of the site mean that it 
would be difficult to amend the layout for full vehicular permeability, even if this is 
desirable.  The CO accepts this justification. 

- The amendments to the layouts of plots 19 and 35 is welcome, as well as the 
public/private space delineation at plot 164. 

- The revision to the layout of the Crane Valley Area is very welcome and addresses 
the CO’s concerns. 

- The amended proposed hard and soft landscaping materials will serve to address 
concerns about the quality of the space in the car parking areas. 
 
HOUSE TYPES 

- The justification for some of the houses not having chimneys (and the lack of visual 
impression of this due to the layout) as set out in the response table is accepted. 

- There remains some disagreement about the mixing and matching of materials but  
the CO is now more confident that the house types will reinforce the character areas 
and appreciate some of the amendments that were made, such as not repeating the 
Crane Valley types elsewhere. 

- the rationalised, limited number of slate roofs is satisfactory. 
- The reasoning for the design for the maisonettes as set out in the response table is 

accepted. 
 

7.58 Conditions will be required for materials and finer detailing.   
 
31.12.21 

7.59 Acknowledges that much of the principle of what is proposed has been established in 

indicative form, including the character areas, via the outline application.  the 

principles broadly follow the National Design Guide ten characteristics.  Additional 
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comments relate to areas that need attention, including that manual for Streets states 

‘cyclists should generally be accommodated on the carriageway.  In areas with low 

traffic volumes and speeds, there should not be any need for dedicated cycle lanes 

on the street’.  The CO expressed concern that the approach to prioritising the 

connections for the cyclist routes has compromised the permeability for the site for 

the hierarchy in total, and that routes are therefore wider than they need to be.   

 

7.60 With reference to Manual for Streets, there is inclusivity for pedestrians and cyclists 

in this scheme, apart from the exception outlined above.  There is a coherent network 

linking trip origins and key destinations. In regards to the pedestrian experience (and 

to extent cyclists) good practice is to provide a varied and stimulating street scene, 

along with a feeling of security.  The CO shares to an extent the concerns of the 

Landscape and Biodiversity Officer in regards to the latter and the separation of 

houses in some parts from the cycle and pedestrian routes, with the landscaping 

proposed.  I understand the intention for the landscape-led approach but wonder if 

this has slightly compromised the development as a coherent housing development 

seeking to create its own character.  CO defers to the LBDO’s comments on this.  

Concerned is raised about the wayfinding for this reason – are there sufficient nodes 

and landmarks?  

 

Details 

7.61 Repetition of house types is generally close together and this is welcome with a few 

exceptions.   

 
7.62 Initial comments raised concerns in relation to the farmstead and Crane Valley as 

particular points, and some minor details regarding the quality of the development, 
which is in the context of a higher level of harm to the CA in particularly than that set 
out in the heritage statement. some mixing and matching of materials on the same 
house types that may happen in areas not illustrated in the street scenes.   

  
 Farmstead 

- Detailed comments regarding the farmstead include that the farmhouse is in an 
appropriate position however, large gardens intruding into the courtyard undermine 
this as a design concept.   

- The barn has an uncharacteristic gable, this does not appear to be a loose farmyard 
as proposed, only in the sense the Oast is detached.   

- Other buildings are just barns, brick boundary is a strong feature but not 
characteristic of a loose farmyard layout.   

- Some fenestration is not authentic to typologies.  
- Re-design of the Oast is convincing as a simply designed landmark large house with 

a reference to a kiln.  Some areas of glazing distracting and should be reduced. 

Something like patent glazing would work better, and generally, whilst the rear 

elevation is less visible, I would prefer features to carry throughout the building as 

having a more industrial, rather than domestic appearance.  The front elevation 

works well in this regard.  Concern raised about the visuals showing standard up and 

over or retractable garage doors. 

 
 Connections 

- Arrival of the middle connection from Turnden arrives at a car park that will not be 

legible, need to potentially revisit the hierarchy of the footpaths so that pedestrians 

use the route rather than arriving in the car park.   

- The landscape strategy in the DAS for the farmstead area states that this links the 

Oast and farmstead, but on plan form there appears no real associative link between 



 
Planning Committee Report 
6 April 2022 

 

the two areas, and certainly not in farmstead layout terms.  We discussed the fact 

that the topography and landscape features meant that this arrangement was 

necessary, and the team felt that they could still be read as an entity. 

- The section 5 hierarchy plan illustrates the number of vehicular dead ends, which I’ve 

discussed in further detail below.  This was also discussed at the meeting. 

Boundary treatments 
- Saddleback coping to brick walls welcomed, that would traditionally project over the 

brick walls but does give the quality of appearance.   
- Support the reinforcement of the character areas by the character frontages 

approach, followed by distinct landscaping and boundary treatments for each.  
Question whether Tanners Lane is a coherent route.   
 
Materials 

- Need for slate roof questioned - would prefer a total omission, as clay are by far the 
more predominant material in the area.  Any slate would need to be tightly grouped.   

 
Layout  

- Blocks 72-88 it is questioned why there are dead ends here, question the public and 
private spaces, and whether desire lines make connections work.  

- Individual comment made on how to avoid pastiche. 
- The Crane Valley house types work. 
- Street scenes do not show the richness of detailing yet that the contextual research 

presents.  This could form a condition in terms of materials in the house types and 
architectural detailing.   

- Plot 164 – it is unclear whether the green space to the front public or private, and it is 
very tight to the footpath on the corner 

- Concerns were discussed over the quality of space of the parking areas around the 
affordable units.  To be acceptable, the hard and soft landscaping will need to be 
good quality., 

- The CO remains uncomfortable, in comparison with the previous applicant’s layout, 
with the re-orientation of the northern Crane Valley units and does not believe that 
the gardens backing on to the green will have a detrimental impact on these views.  
The LBO pointed out that there would be only a limited number of views.  Conversely 
it lowers the sense of place at the lane between the two rows of houses.   
 
House Types  

- There are a lack of chimneys in some house types (STREET SCENES 1, 2 and 3) 

and the CO would prefer to see them on all (where appropriate to the design believed 

to be applicable in most cases). 

- STREET ELEVATION A – Plot 2 and 168 are very obviously the same house type 

but with mix and match first floor detailing, which the CO would like to see avoided.  

The CO can support the same house type in the same character area as this 

reinforces the character, but varied in material use in different character areas.  Small 

changes like porches and bays are acceptable, however. 

- STREET ELEVATIONS CC and BB are good examples of avoiding this. 

- There appear to be some blank elevations to houses turning corners, and 

public/private space as with at plot 164 is unclear. 

- The Crane Valley house types are of high quality, though as above I would prefer the 

slate roofs to be omitted. 

- The street scenes don’t show the richness of detailing yet that the contextual 

research presents, but it does hint at it and this is promising.  This could form a 

condition in terms of materials on the house types and architectural detailing. 
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7.63 Initial comments can be summarised as follows; 

- There were remaining issues that needed to be addressed at pre-app so the 
summary is not entirely agreed with; 

- Whilst an explanation was provided as to the reason for the top row of properties in 
the Crane Valley area turning towards the green rather than the road, the rational is 
understood (maximising south facing gardens, views across the green) and could 
see from the visuals that the intention is to create a good quality hard and soft 
landscaping environment for the road that will be bordered by rear gardens, it is not 
overall considered good urban design.   Earlier comments from the pre-app remain 
relevant 

- concern over the southern parcel (Crane Valley), with the principal justification being 
the presentation of the houses across the green – this could be resolved otherwise 
by quality boundary treatments.  The CO felt this area has been diluted the most in 
terms of place making from the previous approval. 

- BRICK KILN FARMSTEAD – we will need to understand the source for designing the 
farmstead layout as it is proposed (quite regular) and how it responds to AONB 
farmstead typologies. 

- Comments of the LBO supported. 
 
Heritage Matters  

7.64 Separate comments in relation to the impact of the proposals on heritage assets, and 
not the urban design considerations of the reserved matters application.  comments 
can be summarised as follows; 

- A heritage statement has been submitted which highlights the changes from the 
outline applications indicative masterplan.  The DAS also summarises the 
differences between the withdrawn scheme and the current proposal, largely to do 
with working with the contours of the land, a more strategic layout to the landscape 
to visually connect green spaces and help the development recede into the 
background and better protection of views through the Crane Valley.   

- The Heritage Statement is similar to that with the previously withdrawn scheme.  The 
CO and these conclusions differ only in regards to the level of less than substantial 
harm that could be caused to the Cranbrook Conservation Area, accounting for a 
slight change to the layout but referring again to the fundamental change in 
character given the quantum of development proposed and intrusion into the rural 
setting of the CA, currently defined largely by the rear plots on the Upper High 
Street, the historic route into town from the west.   

- The CO had gone through the aspects of significance which contribute towards 
character, and the impact of the proposed development on these, at outline stage, 
and due to this analysis the CO is of the view that the contribution of the rural setting 
to the Conservation Area forms a very important part of its significance (A different 
conclusion to that reached in the heritage statement), the character of which would 
be changed by the introduction of a housing development of this scale. However 
(notwithstanding the CO’s forthcoming comments on the urban design, about which 
some concerns are raised), the landscape led proposals, materials and design of the 
proposals, and the reference to Brick Kiln Farm, along with the green buffer to the 
north east, assist in mitigating this harm and in my view it would be at the higher end 
of less than substantial, but at a level that would be considered coming out of the 
middle point.   

- There is otherwise agreement on the listed buildings that could be affected, and the 
level of less than substantial harm caused, partly by the commonality of the 
characteristics of their setting which contributes towards their significance, being 
located at 'Goddards Green', at the south western gateway to town. It is agreed that 
harm will be caused due to the historic tenurial relationship between the land and the 
Goddards Green farm, and the loss of their rural setting as being at the edge of the 
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town. Less than substantial harm on the low end of the scale would be caused to 
Goddard's Green Farmhouse, the barn at Goddards Green, and Crane Cottage (The 
Cottage). 

 
TWBC Landscape and Biodiversity Officer 28.03.22 
 

7.65 The applicant has provided additional information/revised drawings which were 
uploaded to the web site on the 04 March.  Included in the material is a document 
entitled “Detailed Comments Feb 2022 - Applicants Response”  which is a detailed 
response to points raised in my comments dated 16/02/2022.  It is clear that the 
applicant has carefully considered my comments and made a number of changes in 
particular to the Ecological mitigation and enhancements and some important 
landscape details.  Overall the LBO is satisfied with the response and the updated 
material and have no further comments to make.   

 
21.02.22 

7.66 Comments in relation to Biodiversity Net Gain (BNG) – whilst a number of detailed 
matters are to be checked, it is concluded that the applicant’s Comparison report - 
like for like essential between the previous reserved matters application and a 
calculation using metric 2.0 and this latest application and with a calculation using the 
new 3.0 metric - would have result in some changes to the inputs and outputs.  There 
are significant design changes but in general terms area of habitats lost and gained 
are Broadley similar in terms of amount and type. 
 

7.67 The metric 2.0 calculation predicted an 8.69% gain in area units and a 18.05% gain 
in hedgerow units.   

 
The metric 3.0 calculation predicts a 7.27% gain in area units and a 75.45% gain in 
hedgerow units. 
 

7.68 The last submission on BNG with the application 20/00814 showed a gain of 39.96 
area Units and 11.08 hedgerow units.  However, there were some concerns with 
various elements of the metric and experience since then has highlighted a few other 
issues such that the gain may have been inflated it nevertheless indicated a policy 
compliant 10% BNG. 

 
7.69 The principal consideration here is what gain does this scheme achieve and is that 

acceptable. Baseline and predicted habitats are reasonable such that the 7.27% is a 
more realistic figure when looking at simple losses and gains. The metric has not 
included for habitat enhancements which would apply to the ancient woodland, 
especially the larger finger out to the east, and the retained grassland. How ancient 
woodland is dealt with within metrics is still problematic but it can through the 
application be protected and enhanced and gains on the grassland can be made 
through improved management but these will be limited by amenity use. These 
measures taken into account would improve the output of the metric.  The metric is a 
proxy and professional judgements and other factors should be applied.  Overall the 
LBO is content that the scheme can reach or be close to 10% gain and owing to the 
way the site will be managed and taking account of the current condition, the benefits 
will be long lasting and sustainable.  It is the LBO’s view that the BNG should be 
accepted as policy compliant.   

 
16.02.22 

7.70 Extensive comments from the LBO are attached as Appendix 1 & 2 and can be 
summarised as follows;  
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  Design and Access Statement 
- Applicant has responded to the comments on design and layout and provided an 

Addendum DAS, this sets out how the applicant has responded to the criticisms - in 
general these changes are welcomed as significant improvement.  

- Extent of the woodland is slightly reduced from the previous REM application, in part 
due to the development moving further east, but also as a result of an alternative 
design approach of retaining a view corridor.  Woodland planting would be 
strengthened.  LBO accepts over provision and location of the proposed woodland 
planting.  

- Improvements to Tanners Lane are welcomed and accepted.  Although the hedge 
would stop abruptly, at plot 35 and the level of detail is considered insufficient.  A 
section through the hedge would be useful.  

- Trees have been added to the new drawing as requested, hedge stops abruptly at 
Plot 35, but could also be extended to Plots 40 and 41.  Native hedge would be better 
ecologically, a mixed hedge would be preferred (non prickly).    

- Comment regarding the squeezing of spece between the vegetation and 
development (particularly Plots 63 and 71 and 51-56) does not appear to have been 
addressed.   

- Concerns over the ‘Farmstead’ and ‘Crane Valley’ have been addressed.  
- Concern over the connectivity to the east of the pumping station, shown as potential, 

currently informal and should be retained and positively planned for.   
 

- Lighting design notes – submissions in relation to lighting now removed.  
 

Ancient woodland 
- The change to increase the buffer to the ancient woodland is noted (to 16m) so all 

construction is outside the 15m buffer zone – which is welcomed and accepted.   
 
Biodiversity mitigation and Enhancement scheme  

- Comment was previously made regarding the soils over whilst the wildflower 
grassland is to be created, that has not been addressed.  It is suggested that 
something is put in the Enhancement plan or the CMS to say that “soils to be used in 
grassland areas will be tested for nutrients and other additives and a scheme of 
remediation agreed with the LPA before spreading and/or cultivation occurs”. 
 

- Previously comment was made regarding GCN and not all amphibians dealt with.  
The proposal for GCN is either the standard approach of trapping and exclusion 
fencing or a DLL. If the applicant wishes to use a DLL scheme the signed agreement 
must be provided with the application. However as noted above the Council will still 
require an on site scheme of avoidance, mitigation and enhancement in line with its 
general duty for biodiversity”.  It is suggested that the “methodology for the 
protection, mitigation and enhancement of the amphibians to be secured via an 
appropriately worded planning condition”. This is acceptable subject to confirmation 
of using the DLL scheme and receipt of the signed certificate from Natural England. 

 
- Previous comments – “It is not clear as to the extent of area to which the Habitat 

Manipulation Exercise and Destructive Search will be applied. This will help protect 
reptiles, amphibians and small mammals in areas of scrub, rough grass and other 
features within the site. Can this be added to a plan?” There is reference to drawing 
4149/BMES2 at 3.3.15 which shows only a small area subject to destructive search. 
This should be extended to cover areas where destructive search/habitat 
manipulation will be carried out. 

 
- Previous comment - “The wildlife underpasses are on this site are just for small 

mammals, amphibians and invertebrates and need be no bigger than 200mm but will 
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need to fit with surrounding levels and contours and drainage features”.  The report at 
3.4.2 and 3.4.3 is still suggesting that the underpasses are designed to meet the 
standard requited by the DMRB for badgers. These measures are usually employed 
to accommodate existing badger runs. To be effective such underpasses need 
fencing to guide badgers to the underpass and they must be kept dry – badgers are 
averse to using wet or waterlogged tunnels – and they would need to be 600mm 
diameter concrete pipes. It seems unlikely that the badgers will be guided to use 
these unless the extent of fencing provided is considerable and meets the required 
specification. This would be a considerable additional undertaking and will not be 
able to prevent badgers reaching all roads. Furthermore, the risk to badgers on 
internal estate roads is rather limited and so the proposal is in my view unwarranted 
and likely to be undeliverable. As stated above small plastic pipes of say 200mm 
diam. is a helpful proposition as small mammals and amphibians by their nature are 
more likely it us it without guiding fencing and will not be perturbed by water logging 
which often occurs in such situations. These animals are also just as susceptible to 
injury by traffic on estate roads as they are on faster roads. 

 
- Previous comments – “Elder is mentioned as a species for the new hedgerows but 

has not been included in the planting schedule”.  It is suggested that this has been 
left out on the basis of comments from the High Weald Unit – LBO is not aware of 
this and cannot find those comments. It is believed there may be a concern if Elder 
was being planted in high numbers or a high percentage but it is an important food 
source for many small mammals and invertebrates and should be included in small 
numbers across the scheme. 

 
- For enhancements we are referred to plan 4149/BMES.  This plan is acceptable save 

for the fact that it does not cover the woodland to the north east which is to be 
included within the management and enhancement proposals. 

 
- It is not clear whether these comments has been addressed – “Absent is any mention 

of soils which are the key components of the habitats to be protected and created 
and so need careful consideration both in terms of handling and composition.  A 
method statement for soil handling and a programme of soil movements should be 
provided and periodically reviewed as part of a CEMP.  Soils to be used for habitat 
creation should be tested and where necessary corrected e.g. removing nutrients 
from areas proposed for wildflower meadows. Where soils are be spread for habitat 
creation underlying formations should be cultivated and graded to ensure that any 
sub surface impediments to drainage or rooting are removed”. 

 
- The Construction Method Statement states at 1.5.2 that the applicant will provide a 

“A Soil Waste Management Plan will be developed in relation to the excavation and 
earth works”. This should note or there should be a condition be applied that the plan 
will be approved prior to the commencement of any earthworks. The statement goes 
onto to say: 

 
“Hill will adhere to Soil Management Best Practice and will provide the following” 
which includes “a strict chain of evidence for any material recycled on site. We shall 
demonstrate where the material originated from and where it was subsequently 
placed. Depending on the source of the material further chemical testing may be 
required by the planning authorities”. 

 
- This can make specific refence to testing for nutrients in areas proposed for 

wildflower meadows and an agreed scheme of remediation. 
 
Landscape and Ecological Management Plan 
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- Submissions in relation to the LEMP have been withdrawn however I note that the 
proposed woodland planting is now to be fenced which is a positive element. 

 
Detailed Planting Plans 

- Comments have for the most part been taken on board and plan amended. 
 
- Natural Play Strategy, and Street Furniture Strategy - the applicant has agreed to 

a condition for this.  
 

Boundary treatment Plan 
- These are now covered by two Plans; Boundary Treatment On-Plot and Boundary 

Treatment POS. These are acceptable save for the timber specification for the post 
and rail which should be locally sourced sawn oak and split chestnut rather than 
machined softwood and the stock wire should be properly specified as follows: 

 
High Tensile 800mm (Galfan Coated) HT8/80/15 
Eight Line Wires with Uprights 150mm Apart (Also Lamb Proof) 
Gauge Top And Bottom 3.00mm, Intermediates 2.5mm 
Horizontal Spacings Graduated From 75mm To 150mm Bottom To Top 

 
Levels Strategy & Earthworks Strategy and Sections 

- Submissions in relation to proposed earthworks have been withdrawn 
 
- It remains that there is a concern that some changes are on the boundary where 

there is existing vegetation that might be affected and it also appears that there will 
be some level change within the buffer zone for the ancient woodland. Could any 
changes on the site boundary and any changes within the ancient woodland buffer 
zone be clarified? 

 
Pond Sections 

- Previous comments – “It is not clear whether the water level shown is at times of 
flooding or permanent – can both levels please be indicated”. It is suggested that this 
is covered in a revised surface water drainage scheme but no details available. 

 
Biodiversity Net Gain 

- A comparative Biodiversity Net gain report has been provided but clarification sought 
from the consultants on certain details and will comments further when these have 
been received. 
 
26.01.21 

7.71 Extensive comments from the LBO are attached as Appendix 1 & 2 and can be 
summarised as follows;  
 

- Extensive comments made in relation to the following matters, the DAS, Lighting, 
Ancient Woodland, Biodiversity Enhancement and Mitigation, LEMP, Landscape 
plan, Detailed Planting Plans, Natural play and Street furniture Strategies, 
drainage strategy, boundary treatment Plan, Levels Strategy and earthworks, 
pond sections, and finally comments regarding the Natural England and AONB 
Unit Comments.   

 
Design and Access Statement 

- The approach to the development adopted by the applicant is “a stronger 
landscape led layout which adheres to the site parameters”.  Time had been spent 
on both the allocation, which set developable areas and policy for the site, and the 
aborted Reserved Matters application.  Consequently any deviation from those 
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parameters and approach would need to be fully justified and result in an 
equivalent or improved quality of outcome. In particular any deviation from 
adopted or the emerging policy would need to be fully justified. 

- The previous reserved matters application is critiqued, whilst some comments are 
accepted, the criticism of Tanners Lane area is not which has a strong green 
element or the development of the south east corner where the suggestion is that 
“hard standing is too dominant” as this was a deliberate device to create a more 
courtyard effect. 

- A key change illustrated on page 11, taking large new dwelling blocks away form a 
steep slope, widening and greening the main access route and opening a view 
through the site, is a positive change. However it should be noted that the view will 
in part be curtailed by the woodland planting and this has resulted in a significant 
knock-on negative effect in that it has reduced the area of proposed new 
woodland within the site. The reason that this is significant is that the new 
woodland planting was a key element of the landscape restoration contributing to 
the conservation and enhancement of the AONB. The proposed new woodland 
broadly followed the woodland boundary (lost in the 1940’s or 50’s) that is on the 
1st Edition OS mapping.  The illustrative views on page 12 (1 and 2) are 
inaccurate as they indicate no woodland planting but instead an open view down 
the valley. The woodland planting had other benefits in that it helped to break up 
and layer the site in views from the ridge to the east and contributed to BNG. It is 
therefore important that the woodland as a feature is retained and that its extent is 
as close as possible to that indicated by the historic mapping.  

- Tanners Lane is shown to be significantly more urbanised – the first part being a 
shared drive, it is not considered a green lane.  Again this aspect of the proposal 
is important as it represented another restoration of an historic landscape feature 
of the AONB.  

- These key changes in the location and extent of green space/built development 
between the approved outline scheme and this application are shown on page 76 
as an overlay. 

- Various shifts in the boundary are not and many do not overall have a significant 
effect but those related to the area of woodland and Tanners lane noted above are 
significant and clearly illustrated by the overlay and comparative provision of open 
space. 

- In the same area there is a proposed footpath connection to Turnden adjacent to 
Unit 149 which is awkward and lacks legibility. This connection is important – in 
general there is a squeezing of space.  Plan needed to see of this is workable.  

- Concern raised over the strength of this boundary, as raised by both the AONB 
Unit and Natural England, and generally regarding whether the Turnden Scheme 
is permitted and whether this would be an appropriate boundary.  

- Changes north of the access road are generally welcome.  Better overlooking of 
public spaces, and relationship to neighbouring properties.  Care is needed with 
the design of the PROW and desire lines – again there are pinch points.   

- Units 110 to 107 originally conceived as a reference to farmstead typology and 
forms is no longer a successful grouping in these terms and is now more about 
the forms rather than any relationship to each other or the landscape.   

- SE corner, the Crane Valley (units 1080118) has always been the most 
challenging with st6rong objections from NE to any development here at all.  
critique had not entirely understood the design intent, importance of creating a 
routeway through this part of the site connecting residents with the wider 
landscape and now potentially development at Turnden.  

- Revised scheme would better relate to open space to the west, but poor internal 
arrangement of houses facing rear gardens with an absence of a coherent 
character along the routeway.  No local precedent for this arrangement, not 
inviting as a pedestrian routeway and connection to the south is weak.   
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- The layout of path/drives does not work well in this section (units 154 to 160) 
where there are lots of awkward junctions between driveways and path. The 
section between Unit 154/155 and 174, the gateway into the site, has three 
different materials laid side by side creating a wide expanse of hard materials.  It is 
not clear how drivers, pedestrians and cyclists would respond to this.  Concept 
further undermined by ornamental trees as opposed to native.   
 
Brick Kiln Farm 

- The outward appearance is generally attractive, especially section EE but this 
does not accurately represent the plan. Section DD is also not accurate but does 
illustrate a lack of integrity with the farmstead typology.   The internal layout is a 
concern as outlined above.  

 
Crane Valley 

- The Section FF is not accurate with the plan and the block paving here further 
reinforces the estate like road. 

 
Lighting Design Notes  

- Very much a concept/preliminary proposal subject to further considerations such 
as location of trees and other services.  As such a further condition would be 
needed to ensure full details are provided.  Standard lighting adopted based on 
the spine road and side roads.  No understanding of the overall hierarchy of 
routeways or clear strategy for lighting.  Principle concern in the dge of settlement 
location in the AONB should be minimised and avoid harm to sensitive habitats 
but also take int o account lighting in the existing settlement with the objective of 
providing safe and welcoming routes.  Luminaire for the columns are generally 
acceptable but they should be specified to confirm to EN8 of the SLP.  Same for 
bollards.  Baffles and cuts offs would be expected to minimise light spill and glare.   
 
Ancient woodland  

- Response to Consultations comments are noted and LBO is broadly satisfied with 
the explanation/reasoning given subject to the comments of the Tree Officer.  
Concerns relate to the boundary treatment for units 108-113.  It must be clear that 
any hedge is outside the residential curtilage.  
 
Biodiversity mitigation and Enhancement Scheme 

- Good overview provided of habitats and species associated with the site and sets 
out how they are to be protected and enhanced.  Ancient woodland should be 
protected from chemical spillage during construction and general surface water 
run-off containing silt and chemicals, measures should include temporary bunds or 
ditches.  Temporary filters and management practices.   

- GCN dealt with but not all amphibians. Proposal is standard of trapping, or a DLL 
scheme – if relied upon signed agreement should be provided with the application.  
Scheme of on site avoidance, mitigation and enhancement would still be required.  
It is not clear as to the extent of area to which the Habitat Manipulation Exercise 
and Destructive Search will be applied this will help protect other repiles, small 
mammals etc and features within the site.  could this be added to the plan. 

- The proposed measure for connectivity are welcomed although it is recognised 
that the hop overs will take many years to be effective.  Specifications given as to 
the underpasses.  

- Elder has not been included in the planting schedule.   
- There should be more bird and bat boxes, at 1 box for every 10 dwellings. 
- Management section should be deleted and any recommendations moved to the 

LEMP.  
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- Absent is any mention of soils which are the key components of the habitats to be 
protected and created and so need careful consideration both in terms of handling 
and composition.  A method statement for soil handling and a programme of soil 
movements should be provided and periodically reviewed as part of a CEMP. 
 
LEMP 

- Comments made in relation to the LEMP (that has now been removed from 
consideration). 

- The document refers to “landscape proposals plans” Appendix A but this is not 
attached.  It is assumed it is referring the “Landscape Plan” ref:  10094-FPCR-XX-
XX-DR-L-0008.  The document reproduces condition 41 which sets out the 
requirements of the LEMP.  However the LEMP is also defined in the s106 
agreement and this includes not only content but a LEMP Plan. The areas 
indicated to be covered by the LEMP in the LEMP Plan are based on the 
approved parameter plan and as these paraments have changed with this 
application then the LEMP Plan will also have to change.  In any event the LEMP 
must identify clearly the areas to which the LEMP applies through refence to a 
plan in a legal agreement and refer to other plans for matters of detail.   

- Concerns include constraints regarding management due to recreational pressure 
in the northern meadow – soil and condition type should be explained and 
objectives made clear, some concerns over the management of the ancient 
woodland, two key elements that need revision are monitoring and community 
engagement. 

 
Landscape Strategy 

- Overall the strategy appears sound although some internal areas are lacking in 
street tree planting and the area of woodland restoration, as noted above has 
been reduced. 

 
Detailed planting plans 

- Schedule not entirely consistent with labels so have assumed schedules correct 
and have made the following suggestions to plant selections/mixes: 

• Suggest Tilia x europea is the selected form ‘Pallida’ 

• Replace Prunus domestica with prunus spinosa where it is one or the other. Only 
use Prunus domestica and. add malus sylvestris at 1 per 20m 

• Add 5% Sambucus nigra to woodland mix reducing Quercus to 10% 

• Add 3no EHS specimens to woodland mix – Oak, 

• Add 10% Sambucus nigra to woodland edge mix reducing Rosa canina to 5% 

• Wall shrubs – delete Fagus sylvatica and replace with Euonymus fortunei 
“Emerald n’ Gold” 

• Mixed Hedge – Hornbeam and Beech – I am not sure that the Beech will do well 
on this soil, especially on the lower ground and would suggest that it is omitted or 
greatly reduced in number. If some further variety was required it could 
supplemented with the occasional holly or native privet. 

• Replace all Prunus padus (not indigenous to the area) with Prunus avium 
(Plena). 
 

- On Plot trees – These are acceptable on occasion but are in general very small 
and bigger growing native trees could be planted in some locations.  There are 
also times when they appear random and undermine the landscape structure 
e.g. 154 to 156 where ornamental varieties of Amelanchier, Malus and Corylus 
are all used in a one short section. In this location these trees should be replaced 
by 1no Oak close to the boundary hedge and 3no Acer campestre ‘Street wise’ 
and I no Betula pendula. 
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- A similar approach is needed for trees in these locations where Birch, hawthorn 

and selected forms of native trees such as Sorbus aucuparia ‘Sheerwater 
Seedling’, Acer campestre ‘Street Wise’ and Carpinus betulus ‘Frans Fontane’ 
could be used: 

• in front of units 39 to 56 

• for 3 Corylus colurna rear of 177/178 

• trees in parking court 132 to 141 

• Front of units 63 to 67 
 

- There are also some odds bits of left of green spaces that could accommodate a 
tree such as Birch or Field maple or hawthorn. e.g. : 

• Between 175 and 179 

• Front of unit 7 and 12 

• Between 129 and 60 

• East of 164 

• Between 86 and 72 

• Plot 83 

• Front of 108 

• Front of 41 to 44 
 

- Recognising that they will be at risk from future owners but that some may survive 
some small trees such as Birch and Hornbeam should be planted in a few rear 
gardens. 

 
Natural Play Strategy 

- The plan is very indicative, locations for public art and items of natural play appear 
suitable but the value of Tanners Lane as a natural play route is questionable.  A 
further condition would have been required. (Officer note: ultimately this has been 
removed as a condition for discharge). 
 
Street Furniture  

- As with the natural play and public art the plan is indicative and further details will 
be needed of the elements of seating and interpretation proposed. Locations 
suggested are acceptable but would like to see further interpretation panels for: 

• The orchard 

• The retained grassland to the north 

• There should also be some further seating in the grassland to the north. 
 

Drainage Strategy 
- The drainage strategy appears to be compatible with the landscape objectives in that 

no immediate conflict with proposed street trees or conflicts with retained vegetation 
can be seen.  However it is noted that there is a double pipe run, manhole and outlet 
within the proposed woodland. Presumably this will have some effect on the 
proposed planting – please advise if there are any restrictions to the woodland 
planting as a result of this and/or whether these runs and manhole can be moved. 

 
Boundary treatment Plan 

- It is very difficult to follow this plan as colours are overlaid with vegetation and not 
also ways clear.  Simplified plan requested.  Also as mentioned previously the details 
of these treatments is also important and an overarching strategy plan with smaller 
scale drawings would be helpful. 

 
Levels Strategy & Earthworks Strategy and Sections 
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- These plans are difficult read and difficult for our computers to handle but whilst on 
the whole the levels changes appear reasonable and not unexpected there is a 
concern that some changes are on the boundary where there is existing vegetation 
that might be affected and it also appears that there will be some level change within 
the buffer zone for the ancient woodland. Could boundary changes and any changes 
within the ancient woodland buffer zone be clarified? 
 
Pond Sections 

- It is not clear whether the water level shown is at times of flooding or permanent – 
can both levels please be indicated. 
 
Natural England and AONB Units Comments 

- The comments of both are noted in relation to the outstanding appeal at Turnden.  
They express concern the scheme has been designed on the assumption that 
Turnden will be built so that should the appeal fail then the connection shown would 
not be needed and the boundary, as a permanent edge of settlement would need to 
be strengthened. They also suggest that this means that this application should not 
be determined until the outcome of the appeal is known. 
 

- These concerns are unfounded/misplaced on a number of counts.  Firstly, the 
scheme can be designed and implemented in a manner such that any connections to 
Turnden remain indicative until such time if ever, Turnden is developed. It is 
important to note that Brick Kiln Farm is an allocated site, with outline consent both 
approved in the absence of a proposed development at Turnden and were therefore 
considered and layouts agreed on the basis of no development at Turnden.  The 
application can therefore proceed on that basis.  It is also not necessary that 
developments should be completely screened.  

 
- However, as Turnden is now a proposed allocation it is right that the scheme is future 

proofed. As noted above this does not mean that connections have to be made now 
just that they are capable of being made in the future if necessary. 

 
- It is also worth noting that the outcome of the appeal is unlikely to have anything to 

say on the permanence or not of the edge of settlement in this location. If the 
application at Turnden is refused by the SoS this does not preclude the site going on 
to be allocated in the Local Plan and nor does it prevent further alternative 
applications coming forward that would fall to be considered on their own merits. 

 
- LBO notes above that the boundary between Brick Kiln and Turnden appears to be 

squeezed by these revised proposals and have suggested that further details are 
sought to ensure that the boundary vegetation is retained, properly protected and 
given space to flourish. It is then important that these concerns are addressed within 
the application but no reasons the application cannot be determined at this time. 

 
27.10.21 
Initial comments  

• Concern over the Boundary treatment plan and individual treatments.   

• Reduction in areas of green space/conflict with developable area in policy/outline 
approval 

• The scheme appears to be too close to boundary vegetation shared with Turnden to 
the south west and Cornford Oast to the north east. 

• Impact on ancient woodland – development within 15m 
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• Connections to Turnden – it is noted the middle connection is now shown but the 
design is questionable as a green route and the reinstated historic route way 
Turnden Lane remains a driveway rather than a green way. 

• Concerns over design and layout of several areas but most strongly the southern 
parcel; and  

• Some concerns over the Biodiversity Net Gain Calculation.  
 
TWBC Housing Officer  

7.72 No objection raised, acknowledged that whilst ideally there would have been an 
increase in 3-bed dwellings, the scheme would provide for a mix to meet those in 
need of housing. 
 
TWBC Planning Environmental Officer 14/03/22 

7.73 Issues remain in relation to – discharging conditions in relation to EV charging, 
scheme of mitigation to control air quality and Energy conservation, further 
information requested to discharge conditions 36, 37, and 38.  
 
17/01/22 

7.74 No objection raised, main points considered, energy reduction and electric vehicle 
charging.   

 
7.75 TWBC has made a declaration of Climate Emergency and set itself a target for both 

its own operations and all wider activities in the borough to become carbon neutral by 
2030. This is in tandem with central government’s decision to pass a net zero 
emissions target into law. Planning will have an important and central role to play in 
achieving these targets. This is particularly the case for domestic dwellings which 
account for 40% of greenhouse gas emissions in the borough. Thus, is it the view of 
the council that planning applicants be made aware of the current direction of travel 
in the Planning Policy department.  

 
7.76 The 2007 Renewable Energy SPD is now out of date and TWBC has addressed this 

by introducing more ambitious climate change policies within the new Local Plan 
which has recently been submitted for Examination. The new draft policies are in line 
with the expected uplift to Part L of Building Regs as part of the forthcoming Future 
Homes Standard and have been informed by both feasibility and viability analyses.  

 
7.77 This application follows a recognised methodology to meet the criteria of existing 

policy described within the TWBC Renewable Energy SPD4 to first reduce emissions 
and then offset 10% of side wide carbon emissions through the use of renewable 
energy generating technology.  

 
7.78 The applicant proposes to reduce operational emissions by 13.2% and then install air 

source heat pumps and photovoltaics (0.3 kWp per property, 54kWp in total) to 
reduce emissions by a further 18.3%. This equates to total emission reductions of 
29.1% and exceeds the requirements of Submission Local Plan Policy EN3.  

 
7.79 On page 16 the report describes the development as not being on protected land. 

This will need correcting to draw attention to the AONB. I note the small size of the 
array on each dwelling but recommend the Landscape and Biodiversity Officer is 
consulted with to discuss any potential impacts the PV might have upon this 
important landscape.  

 
7.80 The Environmental Planning Officer notes that the installation of Air Source Heat 

pumps will negate the need for gas boilers. However, it would be useful if the 
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applicant could also confirm whether the dwellings will be entirely off the gas grid (i.e. 
no gas cookers). This would be my preference.  

 
7.81 On the matter of electric vehicle charging, Drawing 30064A_72B has been reviewed 

and can see that the quantity and layout of charge points is in line with the thresholds 
detailed in the Council’s Guidance Note.  
Recommendations:   
Subject to the minor queries above, the Environmental Planning Officer can support 
this application for reserved matters. Conditions for energy reduction and electric 
vehicle charging should be applied. 

 
TWBC Environmental Health Officer 09.03.22 

7.82 No objections, revised details have been reviewed relevant to Environmental Health, 
namely EV charging plans, and the Construction Method Statement and found them 
to be acceptable.  No objections to this application.  Standard informative 
recommended.   
 
12.11.21 

7.83 No objections raised.  Documents relevant to Environmental Protection, namely EV 
charging plans, lighting plans and construction method statement have been 
reviewed and found to be acceptable. Standard informative recommended.   
 
TWBC Client Services  

7.84 14.03.2022 – No objection raised.  All houses now will require a green 240lt refuse 
bin , brown 240lt bin for glass, plastic bottles, tubs, trays ,foil. Bins are to be 
purchased from TWBC by the developer or their client prior to properties being sold 
or occupied . A 55lt box for paper and card and food caddy kits are currently supplied 
free of charge . Containers presented at the boundary of each property for collection , 
alternate week collections. 

 
Garden waste has changed to an opt in paid for collection in a black bin since the 
previous 2016 application  ( This was a free collection at that time via the brown bin )  
This will now be for the individual occupiers to apply and sign up for. 

 
TWBC Parking 08.11.21 

7.85 Whilst an objection is not returned, the parking team comment in the level of parking 
compared to the draft local Plan standards.   
 

 
 

7.86 The applicant is advised that visitor parking should be calculated as additional to 
parking for residents: the Planning Statement appears to imply that they are included. 
Consequently, the provision is substandard, and it is predicted that up to 46 vehicles 
could be displaced onto the network.  
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7.87 The Planning Statement proposes that one electrical vehicle charging point is 

provided per 10 spaces in the shared parking area. The applicant is advised that 
there should be two points per 10 spaces in line with Tunbridge Wells Borough 
Council guidance (Electric Vehicle Charging Points for New Development, 2020). 

 
Cranbrook Conservation Area Advisory Committee (CCAAC) 01.11.2021 

7.88 Objects for the following reasons;  
- For a prime site in Cranbrook adjoining the Conservation area and the ancient 
woodland of the Crane Valley, this is a bland and boring suburban style development, 
representing some of the worst pattern book planning around. What has happened to 
the many interesting proposals discussed with the community for this site, over the 
past few years, such as, bringing out some of the site history (eg Brick Kiln farm), 
using viewpoints on to the church and windmill and reflecting the town's many 
heritage buildings in new designs. The concept of different neighbourhoods to break 
up this very large scheme seems to have been largely lost - bland brick work in one 
area, bland brick work with boarding above in another, a slight change of window in 
another! Why have the architects Clague not gained some inspiration from the High 
Weald Design Guide or had a look at the Dandara housing development in nearby 
Tenterden, both of which show how to design interesting and successful new housing 
in an historic setting with appropriate and varied street layouts and a high degree of 
permeability. 
 

7.89 On some specifics: 
-The Oast house is just a large executive home with an Oast style roof bolted on - the 
complete antithesis of form following function. Again the original idea of architectural 
features to define an end of terrace, corner site or highlight a view has been lost. 
-car parking will be visually dominant over much of the development- more should be 
done to break it up with planting, walls, undercrofts leading to rear parking. Again the 
High Weald Design Guide shows how this can be achieved. 
- there is a lot of black tarmac on the main access and spur roads as well as parking 
areas for the affordable housing . This is too urban for this context and should be 
reviewed. 
- On the landscaping, there are still concerns that the boundary of some of the 
housing may be too close to the ancient woodland leading to future demands to fell 
trees. Also the green buffer between the Conservation Area and the new 
development is encroached by units 63-71 on the North side of the footpath leading 
off the High Street. 
- How adequate is the cycle and bin storage ( households now need at least 3 bins) 
and this 
needs to be designed in effectively at the outset. 
- What has been done to reflect future environmental policy ? There do not appear to 
be any PV or solar panels . Is there to be a District heating system ? 
- The street furniture plan does not appear to cover street lighting - this needs to be 
low level 
bollard style lighting to reduce light pollution 
- Some of the drawings are inaccurately titled eg floor plans are labelled as 
elevations. 

 
Kent Wildlife Trust 

7.90 No comments received.   
 
Forestry Commission 15.10.21 

7.91 No objection raised.  Comment made that ancient woodlands are irreplaceable.  
They have great value because they have a long history of woodland cover with 
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many features undisturbed, important features of Ancient Woodlands is the quality 
and inherent biodiversity of the soil, they being relatively undisturbed physically and 
chemically – applies to both ASNW and PAWS. 

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

500m of ancient woodland and would refer the LPA to the joint standing advice with 
Natural England along with supporting Assessment Guide and Case Decisions. 

 
7.93 As a Non Ministerial Government Department, the Forestry Commission provide no 

opinion supporting or objecting to the application.    
 

High Weald AONB Unit 28.10.2021 
7.94 Object  - High Weald AONB Unit has been involved with the public inquiry for the 

Turnden Phase 2 site for the last few months, and so unable to engage in pre-
application discussion on the Brick Kiln Farm site or review the material in any depth.  
D & A split into a number of files and poorly labelled.  A holding response is provided 
on a brief review of the layout.   

 
7.95 Proposed layout designed on the basis that the Turnden Phase 2 will be allowed by 

the S of S.  In the event the appeal is dismissed the Brick Kiln Farm will be the outer 
edge of Cranbrook and therefore should be a significant landscape buffer along the 
south-western boundary to contain the development from the wider countryside.  The 
intermal layout is likely to change as connections into the adjacent development 
would be not longer necessary.   

 
7.96 It is therefore strongly recommended that this reserved matters application is not 

progressed until the outcome of the Turnden appeal is known.  The applicants 
intentions to address the shortcomings of the previous appeal are welcomed and 
appear to be positive changes, however there does appear t be more and denser 
development to the lower slopes of the Crane Valley, adjacent to Ancient Woodland.  
The Unit has previously expressed concerns regarding development in this area.  

 
7.97 whilst it is accepted that some development in the approved parameters plan this 

should be low density and designed to maximise the buffer to the Ancient Woodland.  
back gardens are shown facing the buffer which will encourage the disposal of 
garden waste etc into this vulnerable habitat.   
 
CPRE 12.11.21   

7.98 Object on the following grounds; 
- CPRE have consistently objected in principle to a major housing scheme on this 

greenfield site in the High Weald AONB.  CPRE maintain these objections made in 
previous applications and to the emerging local plan. 

- The fact the scheme seeks net zero dwellings is welcome by installing air source 
heat pumps for example and a solar panel on each dwelling house. EV charging is 
also welcome. 

- In terms of landscaping the scheme is not well designed to minimise its impact on the 
AONB landscape, particularly along the south west side of the development, 
adjoining Turnden Phase 2 where housing would reach to the side boundary for a 
considerable distance.  It is appreciated that this is in line within the outline planning 
permission parameters but the applicant has departed from those parameters in 
certain aspects, this aspect should be altered to improve the screening of the new 
housing.  Whilst such landscaping could become irrelevant if Turnden Phase 2 were 
to be permitted, this cannot be assumed.  This is sufficient reason for postponing the 
council’s decision until the outcome is known. 
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- CPRE continue to take the view the existing hedgerow along the site boundary with 
A229 should not be removed, it should be restored or replaced.  This would improve 
the screening of the development.   

- CPRE continue to support the green buffer between the developed area and the 
A229, on landscape and heritage grounds but consider the prpposals for this area 
have become quite fussy and crowded, with community orchard, a new hedgerow 
half-way between the road and the new houses and a pond, detracting from the rural 
setting of the development.   

- Have not seen adequate proposals to limit light pollution from the proposed 
development, including street lighting.   

- Object to the 15m buffer around the ancient woodland on the site.  CPRE agree with 
the Woodland Trust that this does not represent an adequate buffer to protect ancient 
woodland and do not consider it accords with policy EN13 of the emerging local plan.   

- Four points of connection shown but the recent Turnden Inquiry indicated a strip of 
unregistered land along part of the boundary between these two developments, 
affecting the second point of connection from the A229.  

- Noted that scheme would provide 70%/30% rental/shared ownership respectively but 
its regrettable that the applicant has not proposed 40% affordable housing overall, to 
satisfy the emerging local plan.   

- It is noted that the Heritage Addendum provided by the applicant accepts that the 
development would cause less than substantial harm to the Cranbrook Conservation 
Area, Grade II* listed Goddards Green and Grade II listed buildings of Goddards 
Green Barn and The Cottage, to which the Council should give due weight to the 
advice of the CO on the heritage impacts of this application.   

- Complaint regarding the way the D & A has been loaded onto the website.   
 
The Woodland Trust  

7.99 15.05.2020 – objection submitted that appears to relate to the previous application 
(20/00814/REM).  The objection sets out that the Trust will maintain an objection to 
this planning application unless the applicant is able to provide an adequate buffer 
zone to the adjacent woodland.       
 

8.0 APPLICANT’S SUPPORTING COMMENTS  
 
8.1 The applicant comments that the development represents a sensitive development 

that builds on the unique character of the site and its setting, in the High Weald 
AONB.  The development seeks to provide a truly inclusive unit mix of 1 and 2 bed 
maisonettes, and 2 to 5 bed dwellings.  Furthermore, the development seeks to 
deliver a scheme with many benefits including; 

- A mix of units including 73% being 3 bed or smaller; 
- Gas free with 100% electrical heating/hot water; 
- 100% EV charge to dwellings and 2 sharing points per 10 spaces for 

maisonettes/apartments; 
- Biodiversity improvements, protection of ancient woodland and a planted 15m buffer; 
- Slower surface water runoff than greenfield rates; 
- Retention of key mature trees, forming key green spaces around these unique 

features; 
- Better connected greenspace, from the frontage through to the green heart at the 

centre of the site; 
- Linear green space along Tanners Lane; 
- A layout that works with the contours and not against it; 
- 4 new pedestrian points/connections; 
- Upgrade to the existing PROW within the site to cyle/footways; 
- Retention of the ruins of workers cottages within woodland area with new 

interpretation boards; 
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- Dwellings with localised detailing and materials to create a development in keeping 
with the character of the High Weald AONB; and; 

- Houses pulled back from the primary road to create a less suburban character with 
landscaped verges and front gardens creating a more rural character on the edge of 
Cranbrook.  

 
9.0 BACKGROUND PAPERS AND PLANS 
 

Construction Method Statement Rev B 
Drainage Summary Report February 2022 
Biodiversity Mitigation and Enhancement Scheme February 2022 
Design and Access Statement and Addendum 
Ancient Woodland Response 
Arboricultural Impact Assessment, method statement and tree Protection Plan  
Energy Statement  
Heritage Addendum 
Lighting Design Notes 
Planning Statement 
Statement Of Community Involvement 
Archaeology Written Scheme of Investigation 
Landscape and Ecological Management Plan 
Photomontages 1-6 
Biodiversity Net Gain Report  
House types by Plot Schedule 
 
Site Location Plan 10 Rev B 
Site Layout Plan  30064A 102 Rev T 
Affordable Housing Plan 105 B 
Connectivity Plan  10094-FPCR-XX-XX-DR-L-0021 P02  
Vehicle Charging Points 30064A 72C 
Fire Strategy 77B 

  Parking Strategy   30064A_70 Rev H  
Material Strategy 75d 
Refuse Strategy 76 d 
Natural Play Strategy 0020 P03 
Street Furniture Strategy 0022 P03 
Surfacing Strategy 0023 P02 
Vehicle Tracking Sheets 1-2 Refuse and Fire Tender 
Landscape Plan 0008 P10 

  Fire Strategy Diagram  30064A_77   Rev C  
 
30064A_500_2B4P_Aff Floorplans 
30064A_501.0_2B4P_Aff Elevation Front 
30064A_501.1_2B4P_Aff Elevation Rear and Side 
30064A_520_3B5P_Aff Floorplans OP1 
30064A_521_3B5P_Aff Floorplans OP2 
30064A_522_3B5P_Aff Floorplans OP3 
30064A_523_3B5P_Aff Elevations OP1 
30064A_524.0_3B5P_Aff Elevation Front OP2 Rev 
B 
30064A_524.1_3B5P_Aff Elevation Rear and Side OP2 
Rev B. 
30064A_525.0_3B5P_Aff Elevation Front OP3. 
30064A_525.1_3B5P_Aff Elevation Rear and Side 
OP3. 
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30064A_530_4B6P_Aff Floorplans. 
30064A_531_4B6P_Aff Elevations Rev B 
30064A_601.1_2B4P_F.O.G_Affordable_OP1 
Floorplans Rev_B. 
30064A_601_2B4P_F.O.G_OP2 Floorplans Rev_C. 
30064A_602.1_2B4P_F.O.G_Affordable_OP2 
Floorplans Rev_B. 
30064A_602_2B4P_F.O.G_OP4 Floorplans Rev_C 
30064A_603_2B4P_F.O.G_OP5 Floorplans Rev_B. 
30064A_604.1_2B4P_F.O.G_Affordable_OP1 Elevations Rev B 
30064A_604_2B4P_Rev B F.O.G_OP1 Elevations 
30064A_605_2B4P F.O.G_OP2 Elevations 
30064A_607.0_2B4P_F.O.G_OP4 Elevation Front 
Rev_B 
30064A_607.1_2B4P_F.O.G_OP4 Elevation Rear and 
Sides Rev_B 
30064A_607.2_2B4P_F.O.G_Affordable_OP2 
Elevation Front 
30064A_607.3_2B4P_F.O.G_Affordable_OP2 Rear 
and Side Elevation 
30064A_608_2B4P_F.O.G_OP5 Elevations 
30064A_611.0_4B8P-2_OP1 Elevations Rev_E 
30064A_611.1_4B8P-2_OP1 Elevations_Roof_Slate_Variation Rev_B 
30064A_612.0_4B8P-2_OP2 Elevations Rev_F 
 
30064A_612.1_4B8P-2_OP2 
Elevations_Roof_Slate_Variation Rev_E. 
30064A_612.2_4B8P-2 OP5 Elevations Rev_E. 
30064A_613.1_4B8P-2_OP4 Elevations Rev_E. 
30064A_613.2_4B8P-2_OP7 Elevations Rev_C. 
30064A_614_4B8P-2_OP1 Floorplans Rev_D 
30064A_615.1_4B8P-2_OP3 Floorplans Rev_A. 
30064A_615_4B8P-2_OP2 Floorplans Rev_E. 
30064A_616_2B4P-1 OP1 Elevations Rev_E. 
30064A_617.0_2B4P-1 OP2 Elevations Rev_D 
30064A_617.1_2B4P-1 OP2 Elevations Rev_B. 
30064A_619_2B4P-1 Floorplans Rev_D 
30064A_620.0_3B5P-1_OP1 Elevation Rev_D. 
30064A_620.1_3B5P-1_OP2 Elevation Rev_C 
30064A_621.0_3B5P-1_OP3 Elevation Rev_E 
30064A_621.1_3B5P-1_OP3 Elevation Rev_C 
30064A_622.0_3B5P-1_OP4 Elevation Rev_B 
30064A_622.1_3B5P-1_OP4 Elevation Rev_A. 
30064A_622.2_3B5P-1_OP5 Elevation Rev_C 
30064A_623_3B5P-1_OP1 Floorplans Rev_E. 
30064A_624_3B5P-1_OP2 Floorplans Rev_A. 
30064A_625_3B5P-1_OP3 Floorplans Rev_B. 
30064A_626_3B5P-1_OP4 Floorplans Rev_B 
30064A_628.0_5B9P-1_OP1 Elevations Rev_E. 
5 bed 9 person Type 1 Option 1 628.2 Rev A 
30064A_628.1_5B9P-1_OP1 Elevations_Slate Rev_B. 
30064A_629_5B9P-1_OP2 Elevations Rev_F 
30064A_630.0_5B9P-1_OP3 Elevations Rev_F. 
30064A_630.1_5B9P-1_OP3 Elevations_Slate 
Rev_F. 
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30064A_631.0_5B9P-1 Floorplans Rev_E 
30064A_631.1_5B9P-1 Floorplans Rev_B 30064A_632.1_4B8P-3_OP1 
Elevations_Roof_Slate_Variation Rev_C 
30064A_632_4B8P-3_OP1 Elevations Rev_E 
30064A_634_4B8P-3_OP3_Elevations Rev_E 
 
30064A_635_4B8P-3_OP4 Elevations Rev_E 
30064A_636.0_4B8P-3_OP5 Elevations Rev_ 
30064A_636.1_4B8P-3_OP5 Elevations Rev_B 
30064A_637_4B8P-3_OP1 Floorplans Rev_B 
30064A_638_4B8P-3_OP2 Floorplans Rev_B 
30064A_639.1_3B6P-1_OP4 Elevations Rev_A 
30064A_639_3B6P-1_OP1 Elevations Rev_C. 
30064A_639_4B8P-3_OP3 Floorplans Rev_C 
30064A_641.0_3B6P-1_OP3 Elevations Rev_E 
30064A_641.1_3B6P-1_OP3 Elevations Rev_B 
30064A_642_3B6P-1_OP2 Elevations Rev_E 
30064A_644_3B6P-1_OP1 Floorplans Rev_C 
30064A_645_3B6P-1_OP2 Floorplans Rev_C 
30064A_646_3B5P-2_OP2 Elevations Rev_D 
30064A_646_3B6P-1_OP3 Floorplans Rev_D 
30064A_647.0_3B5P-2_OP4 Elevations Rev_C 
30064A_647.1_3B5P-2_OP7 Elevations Rev_E 
30064A_647.2_3B5P-2_OP7 Elevations Rev_C 
30064A_648_3B5P-2_OP5 Elevations Rev_C 
30064A_649_3B5P-2_OP6 Elevations Rev_C 
30064A_650.0_3B5P-2_OP6 Floorplans Rev_C 
30064A_650.1_3B5P-2_OP7 Floorplans Rev_D 
30064A_651_3B5P-2_OP2 Foorplans Rev_E 
30064A_652_3B5P-2_OP4 Floorplans Rev_C 
30064A_653_3B5P-2_OP5 Floorplans Rev_C 
30064A_680_1B2P_2B4P-2_Maisonette Floorplans 
30064A_681_1B2P_2B4P-2_Maisonette_OP-1 Elevations Slate Rev B 
30064A_682.0_1B2P_2B4P-2_Maisonette_OP-2 Elevations 
30064A_682.1_1B2P_2B4P-2_Maisonette_OP-2 Elevations 
30064A_683.0_1B2P_2B4P-2_Maisonette_OP-3 Elevations Rev_A 
30064A_683.1_1B2P_2B4P-2_Maisonette_OP-3 Elevations Rev C 
30064A_684_1B2P_2B4P-2_Maisonette_OP-4 Elevations 
 
30064A_700_Barnhouse_3B5P-2 Floorplans.pdf 
30064A_701_Barnhouse_3B5P-2 Elevations 
30064A_702_Barnhouse_3B5P-1_X3 Ground Floor Rev B 
30064A_703_Barnhouse_3B5P-1_X3 First Floor 
30064A_704_Barnhouse_3B5P-1_X3 Elevation Front Rev_E 
30064A_705_Barnhouse_3B5P-1_X3 Elevation Rear Side Rv C 
710_Car Barn OP1 
30064A_711_Car Barn OP2 
30064A_712_Garage OP1 
30064A_713_Garage OP2 
30064A_714_Proposed Substation 
30064A_750_Oast_House Ground Floor Rev_L 
30064A_751_Oast_House First Floor Rev_N 
30064A_752_Oast_House Elevation Front Rev_F 
30064A_753_Oast_House Elevation Rear Rev_D 
30064A_754_Oast_House Elevation Side Rev_E 
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30064A_755_Oast_House Elevation Front_presentation_with_vegitation 
30064A_604_2B4P_F.O.G_OP1 Plot 172 
 
10094-FPCR-XX-XX-DR-L-00 21rev P03 Site connectivity Strategy 
Detailed Planting Plans; 
10094-FPCR-XX-XX-DR-L-0009 P10  
10094-FPCR-XX-XX-DR-L-0010 P08  
10094-FPCR-XX-XX-DR-L-0011 P08  
10094-FPCR-XX-XX-DR-L-0012 P08  
10094-FPCR-XX-XX-DR-L-0013 P08  
10094-FPCR-XX-XX-DR-L-0014 P09  
10094-FPCR-XX-XX-DR-L-0015 P09  
10094-FPCR-XX-XX-DR-L-0016 P08  
10094-FPCR-XX-XX-DR-L-0017 P08  
10094-FPCR-XX-XX-DR-L-0018 P08  
10094-FPCR-XX-XX-DR-L-0019 P06  
10094-FPCR-XX-XX-DR-L-0019 P06  
 
10094-FPCR-XX-XX-DR-L-0019 rev P07 Detailed Boundary Plan 
10094-FPCR-XX-XX-DR-L-0026 rev P03 PROW Detailed Plan 
10094-FPCR-XX-XX-DR-L-0024 P03- Goodards Green Pond Section 
10094-FPCR-XX-XX-DR-L-0025 P02- Goodards Green Pond Section 
 
2101700-001 Rev P3 – Levels Sheet 1 
2101700-002 Rev P3 – Levels Sheet 2 
Preliminary Earthworks 
 
2101700-003 Rev P2 – Drainage Sheet 1 
2101700-004 Rev P2 – Drainage Sheet 2 
2101700-005 Rev P2 – Surface Water Catchment plan Sheet 1 
2101700-006 Rev P2 – Surface Water Catchment plan Sheet 2  
2101700-009 Rev P1 – Typical SuDs details  

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

are; 
- Scale, layout, and design – Incorporating heritage matters; 
- Highways, parking and pedestrian connectivity; 
- Impact on the ancient woodland and trees; 
- Impact on residential amenity; 
- and; 
- Other detailed matters.     

  
Principle of Development and compliance with Illustrative masterplan 

10.02 The principle of developing up to 180 dwellings on this site greenfield site, together 
with access from the Harley Road, has been approved through the outline planning 
permission reference 16/502860/OUT.  The areas of open space, ponds and 
landscape buffer are in broad agreement with the areas shown for development on 
the previously withdrawn scheme.  It is considered that this proposal is in accordance 
with the parameters established and accord with condition 5.  

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

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

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

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

 
 Scale, layout, and design – Incorporating heritage matters 

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

design of the development and its evolution and the response to constraints.  180 
dwellings, up to 2 ½ storeys were to be provided, and this was secured through 
conditions 6 and 7 of the outline permission.  The development now proposed would 
comprise 180 dwellings, of 2 storeys in height and the scheme would be in 
compliance with the requirements of the outline consent in this respect.  The scale 
addresses the site and the surrounding context, where local development is largely 2 
storeys in height. The CO considers the scale and form to be acceptable. The 
proposals are in line with what was anticipated at outline stage. 

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

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

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

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

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

• A Crane Valley character area was to be located to the southern most plot, to be of a 
lower density of development, with larger properties on land falling towards Crane 
Brook. Ponds and swales with recreated shaw woodland was also proposed.    

• The “streets” would grow off these areas, to be set in high quality green infrastructure 
and design strongly focused on Kent Design Guide – Making it Happen, Highway 
Design Standards.   

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

provides a scheme of distinct character areas, that respond to the constraints of the 
site, although The Streets are no longer shown in this scheme.  As envisaged, the 
denser development is to be located centrally, with looser grain development to the 
south side falling towards the Crane Valley.   This scheme would have 2 less 
dwellings than the previously withdrawn scheme in this area.  The Crane Valley 
character area and the Brick Kiln Farm character areas are separate, as originally 
envisaged.  Officers consider this is successful and the built coverage is appropriate 
to the context of a largely landscape led scheme, as demonstrated in the street 
scenes and levels plans that indicate an appropriate use of the changing levels 
across the site.  The development would have a clear street hierarchy emanating 
from the central spine road.  There would be a variation of density across the site, 
with the looser grain to the south side (in the Farmstead), that would also contribute 
to variety and interest in the design and layout. 

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

out clearly the design intentions.  The substantial landscape buffer is proposed 
fronting onto the Hartley Road that accords with the outline parameters.  Two large, 
detached dwellings would be provided to the north of the spine road, with tighter 
terraces to the south side of the spine road. A pond is included within this area.  This 
character area is largely as envisaged at outline stage. 

   
10.09 The scheme includes re-instatement of the historic routeway, Tanners Lane – and 

whilst this would be more urbanised than the withdrawn scheme, it does not exist at 
the present time and would remain a positive element of the scheme to see its re-
instatement.  T42 would be retained along this route and would be provided with a 
setting, adding to the greening out the route and interest.  This tree is a mature 
Grade A Oak. During the course of the application, this routeway has been amended 
to be less formal in its layout, which is supported by specialist officers.   

 
10.10 Within the layout, one of the main changes from the scheme now proposed and that 

previously proposed is the opening up of the central green area increasing the space 
between the dwellings to the north and those to the south west.  The reshaped 
parcels are to allow more views through the centre of the site and to create a better 
green linkage between spaces.  Furthermore, the dwellings fronting onto the central 
spine road would have parking set back in the form of on-plot and garages as 
opposed to parking courts, that reduces the dominance of the car.  In addition, 
verges have been introduced, that allows for a softer landscape approach along the 
spine road, which is considered to be of positive.   The dwellings have been pulled 
back from the primary road to create a less suburban character with landscaped 
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verges and front gardens creating a more rural character on the edge of Cranbrook, it 
is considered that this intention is a positive aspect of the layout.   

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

parameters plan and D& A Statement.  There is some minor amendment in respect 
of the slight incursion into the “northern meadow”, that had been free of development, 
due to ecological interests, along with creating a buffer to the Conservation Area to 
the north.  Incursion into this area has been previously accepted and enabled an 
improved layout and frontages facing onto green space in this area.  The CO and 
LBO have not objected to this amendment to the approved parameters and the CO 
comments that the revisions to the Crane Valley Frontage is appropriate and 
amendments to the hard and soft landscaping materials serve to address the 
previous concerns of the CO.  The applicant has confirmed that the needs of 
pedestrian and cycle movements have been prioritised and any dead ends relate to 
vehicle movements only, which is accepted.   

 
Design 

10.12 The scheme has been designed to ensure local distinctiveness, incorporating 
character frontages, designed not just by the architectural approach but also a 
layering of buildings behind landscape and boundary treatments.   

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

contemporary form.  The indicative materials are broadly acceptable but will still need 
fully discharging and will be discharged fully under the outline condition 26.   The 
applicant has sought to address detailed comments in relation to design, notably 
Farmstead frontage, by turning the dwellings to face onto the lane, rather than the 
northern dwellings, facing into the central green space.   

 
10.14 Initially some concern was raised regarding detailed design elements, including 

details on the barn and the Oast – that needed to be redesigned.  These concerns 
have been addressed within the amended plans. The CO is satisfied that the Oast is 
generally now convincing as a simply designed landmark large dwelling house, with 
reference to a kiln.  Elements such as up and over doors have been amended in the 
Farmstead frontage area.  Chimneys are included where appropriate and justification 
for not including - relating to the visual impression, is accepted by the CO.  64 
dwellings would have no working chimneys, that would contribute to the character of 
the development and the strategy is reinforced by including them on the primary 
movement routes, giving a clear impression of roofscape when travelling through the 
site.   

 
10.15 The house types, indicative materials and the design of the maisonettes are 

acceptable to the CO.  Slate rooves are no longer proposed in the Crane Valley area 
in response to comments, and the house types have been justified in terms of those 
seen in the Kentish Weald tradition, such as drag down catslide roofs, (e.g. plots 3 & 
6 for example).  Maisonettes have been justified as a suitable alternative to flats, in 
order that 1-bed dwellings may be provided within the scheme, to enable the 
buildings to blend into the street scene.   These units are to utilise the same materials 
and detailing as the private dwellings to ensure the affordable is tenure blind.    

 
10.16 Overall, the layout and design is considered appropriate, locally distinctive and 

reflective of the context of the surrounding landscape character.  The principles are 
considered to broadly follow the National Design Guide ten Characteristics.  The 
proposal would be in compliance with policy EN1 of the 2006 adopted TWBC Local 
Plan and the 2021 NPPF.    
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Heritage 
10.17 In assessing the Outline application, it was concluded “less than substantial” harm 

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

 
10.18  The assessment of harm under the outline permission included; 

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

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

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

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

- Concern about the deliverability of the route through Tanners Lane.    
 

10.19 An updated heritage statement has been submitted, which highlights the changes 
from the outline application’s indicative masterplan.  The DAS also summarises the 
differences between the withdrawn reserved matters proposal and the current 
proposal, largely to do with working with the contours of the land, a more strategic 
layout to the landscape to visually connect green spaces and help the development 
to recede into the background, and better protection of views through to the Crane 
Valley. 
 

10.20 The heritage statement is similar to the that submitted in the previously withdrawn 
scheme, the CO differs again only in regards to the level of less than substantial 
harm that could be caused to the Cranbrook Conservation Area, taking into account 
the slight change in layout but referring again to the fundamental change in character 
given the quantum of development proposed and the intrusion into the rural setting of 
the CA, currently defined largely by the rear of plots on the Upper High Street, the 
historic route into town from the west.   

 

10.21 Aspects of significance were addressed at outline stage.  An important part of the 
significance of the CA is the relationship between the town and the agricultural 
setting.  The rural setting forms a very important part of its significance and the 
character would be changed by the introduction of a housing development of this 
scale.  Harm would result from the scale of development and the dilution of the 
historic association of the town (Cranbrook) and countryside, a large housing 
development which further moves the built extent of the town into the countryside 
would be uncharacteristic of the historic grain.   

 
10.22 The CO considers that the landscape-led nature of the proposals, materials and 

design, the reference to Brick Kiln Farm, along with the green buffer to the north east, 
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would assist in mitigating this harm in the and considers that it would be at the higher 
end of less than substantial but at a level that would be considered coming out of the 
middle point.   

 
10.23 In relation to listed buildings, there is agreement on the listed buildings that could be 

affected, and the level of less than substantial harm caused, partly by the 
commonality of the characteristics of their setting which contributes to their 
significance, being located at ‘Goddards Green’ at the south western gateway to the 
town.  It is agreed harm will be caused due to the historic tenurial relationship 
between the land and the ‘Goddards Green Farm’, and the loss of their rural setting 
as being at the edge of the town.  Less than substantial harm on the low end of the 
scale would be caused to Goddard’s Green Farmhouse, the barn at Goddard’s Green 
and Crane Cottage (The Cottage).   

 
10.24 KCC Archaeology have previously commented that it would be preferable that the 

remains of Brick Kiln Farm be retained and incorporated.  Agreement between KCC 
Archaeology and the applicant could not be agreed to enable the discharge of 
condition 39 with this application.  However, the conditions requested, already apply 
to Outline consent under conditions 39 and 40 (Archaeological field evaluation works 
and a programme of archaeological and historic landscape interpretation 
respectively).  It is not therefore considered that the current application raises any 
new matters that cannot be addressed through conditions.   

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

then balanced against the public benefits, now contained with paragraph 202 of the 
2021 NPPF.  Public benefits included meeting housing need, the delivery of housing 
on an allocated site and improvements to the community in relation to the extension 
of the Crane Valley LRN.  The public benefits of the housing (to include 35% 
affordable) to be provided were and remain, considerable.  Paragraph 202 makes it 
clear that where there is less than substantial harm to the significance of a 
designated heritage asset, that harm should be weighed against the public benefits.  
The level of harm remains consistent with that identified at the outline stage and the 
level of public benefits remain consistent too. As concluded with the outline, the level 
of harm identified is not considered to warrant refusal of this reserved matters 
application.  Furthermore, compliance with paragraph 202 infers adherence to 
legislation that affects conservation areas, that the local planning authority must pay 
special attention to the desirability of preserving or enhancing the character and 
appearance of that area, in this case the character of the conservation area is 
considered preserved.            

 
Visual and Landscape character impact (including AONB considerations) 

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

10.27 In accordance with paragraph 177 a) of the NPPF, the need for the scheme was 
clearly demonstrated at the outline planning application stage.  Point b) – the cost of 
or scope for developing outside the designated area or meeting the need in some 
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other way was also addressed at outline stage and it was considered that subject to 
being able to demonstrate an understanding of the unique landscape of the High 
Weald AONB and respect the character and pattern of settlements in the AONB – as 
set out in the policy - the application site was considered to be the most appropriate 
way to meet the housing need identified for Cranbrook.   

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

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

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

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

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

application.  The CO considers the character ‘frontages’ to be acceptable and that 
there is merit to the change from the parameter plan and potential for substantial 
green routes and response to typology.  The CO supports the reinforcement of the 
character areas by the character frontages.  The massing of buildings is considered 
to be appropriate to the context of a landscape led scheme.  The DAS includes a 
comparison with the AONB design guide, it is considered the scheme does respond 
to the unique context of the site and identifies three key historical landscape/AONB 
features for restoration, being the landscape buffer to the front of the site (Goddard’s 
Green), a block of woodland (Central Attenuation Area) and a routeway (Tanners).  A 
number of key layout features were agreed in principle at outline stage, and these 
have been carried forward in the reserved matters that include the substantial buffer 
to the front of the site with Hartley Road, to reflect the linear form of Goddards Green 
which is evident on historic maps. The main access on the Hartley Road accords with 
the outline planning permission and was designed to reduce the impact on the rural 
and landscape setting.  The increased buffer to the north east to be maintained that 
will increase the separation from the Conservation Area boundary and listed 
buildings to the north.  The development areas and green spaces are to be broken 
down into character frontages and landscape character areas, that reflect the design 
and character of the AONB.   The application seeks to make stronger green 
connections, with a green ‘heart’ to the site, providing central habitat and Suds but 
also enabling a stronger vista through the site, and allow and an important vista to be 
unobstructed.    

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

and local context considered, both in the layout, design and landscape features to be 
retained/enhanced (AONB Management Plan Objective S2).  As will be addressed in 
subsequent paragraphs the layout now provides suitable links, both through the site 
and to link into the wider footpath network (S2).  The layout is considered to form a 
pleasant green network with clear hierarchy within street types and pedestrian 
routes.  As envisaged at the time of the outline planning permission, the steeper 
slopes have been avoided and development pulled back from the central green 
space on this steeply sloping site ( AONB Management Plan Objective S3).  The 
definition of streets and spaces generally considered to be acceptable (AONB 
Management Plan Objective S4).  The strong character frontages are considered to 
avoid homogeneity and the historical farmstead would provide architectural interest, 
and sense of place, whilst the historical farmstead remains will be on site and will be 
reflected in interpretation material (AONB Management Plan Objective S2).  Tanners 
lane would re-instate a routeway in accordance with objective R1.  Significant areas 
of habitat will be created and enhanced with significant planting proposed.  Within the 
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site, there are elements of settlement pattern, routeways, woodland and field and 
Heath, key components of natural beauty in the AONB.   

 
10.32 It was acknowledged at outline planning stage that there are limited areas where 

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

 
10.33 It is of note that Natural England have outstanding concerns and recommend that the 

application is not determined until the appeal at Turnden has been determined, 
alternatively, the applicant be requested to submit an alternative to the landscape 
scheme to address the south-western boundary.  Comments from both NE and the 
AONB unit are noted, including concerns regarding should the appeal fail, then the 
connection shown would not be needed and the boundary, as a permanent edge of 
settlement, would need to be strengthened.  These concerns are considered to be 
unfounded, the scheme can be designed and implemented in a manner such that 
any connections to Turnden remain indicative until such time if ever, Turnden is 
developed. It is important to note that Brick Kiln Farm is an allocated site, with outline 
consent both approved in the absence of a proposed development at Turnden and 
were therefore considered and layouts agreed on the basis of no development at 
Turnden.  The application can therefore proceed on that basis.  It is also not 
necessary that developments should be completely screened.   Furthermore, 
Turnden is now proposed as an allocation in its own right and will be considered 
during the Examination.   
 
Green Space, Ecology and Biodiversity Net Gain 

  
10.34 Core Policy 4 – sets out the locally distinctive sense of place in the borough will be 

conserved and enhanced, including conserving and enhancing the AONB, as 
addressed above, but also the objective should be to avoid a net loss of biodiversity 
and geodiversity across the borough.  Opportunities should be identified along with 
locations for biodiversity enhancement, creation, protection, enhancement, extension 
and management of green corridors and through the development of green 
infrastructure networks in the urban and rural areas to improve connectivity between 
habitats.  The DAS sets out that there would be 6.35 ha of green open space within 
the layout, this would be comprised of a number of character areas, as set out in the 
following paragraphs.  Further, the scheme seeks to introduce more front gardens 
along principle routes.  With these included, green space on the site equates to 
approx. 55%.   
 

10.35 The northern meadow, to be enhanced habitat, through management and planting.  
This would be to be north east of the site, and used for low level recreation.  
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10.36 Goddard’s Green is to be located to the site frontage and forms the main 
development frontage, it is proposed with a community orchard  and is to be linear 
habitat around a pond and the footpath frontage.  This area will include a substantial 
hedgerow set back from the frontage.  

 
10.37 The central attenuation and habitat area is to be located within the centre of the site, 

providing structural woodland planting including new native woodland.  Tanners’ 
Lane landscape Character includes informal incidental open space with native hedge 
planting, trees and shrubs to define the route, whilst the Crane Valley Ancient 
woodland buffer, includes native planting with spikey species to deter access to the 
ancient woodland.   

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

allocated on this site, along with associated amenity spaces and parking, but also to 
enhance the landscape and ecological attributes of the development and providing 
enhanced recreation opportunities.  The LBO is satisfied that the revised planting 
details are acceptable.   

 
10.39 It is considered that the development will deliver a measurable net gain for 

biodiversity.  In relation to the previous reserved matters scheme (20/00814), whilst 
some concerns were raised in relation to various elements of the metric, it 
nevertheless indicated a policy compliant 10% BNG.   The LBO comments that the 
proposed scheme would provide a more realistic figures of 7.27% when looking at 
simple losses and gains.  Overall the LBO is satisfied that the scheme can rear or be 
close to 10% gain and owing to the site way the site will be managed and talking into 
account current condition, the benefits will be long lasting and sustainable.     

 
10.40 Overall it is considered that the proposal will achieve net gain and this can be 

monitored through the LEMP.     
 
10.41 In respect of ecology the LBO is satisfied with the details submitted and has 

confirmed that the revised documents address his outstanding concerns.   The ponds 
and ancient woodland are of elevated ecological value and form important ecological 
features.  The ancient woodland is to be protected.  The proposals will create a new 
broadleaved woodland, ponds, SuDs features and wildflower grassland as well as 
faunal specific enhancements.   Notably, the location of the main badger sett has 
changed and Great Crested Newt are highly likely to utilise the habitats on site. the 
implementation of various mitigation strategies will be required.  The scheme 
includes bat boxes, dormouse boxes hedgehog domes and log piles.   These 
measures are considered acceptable.  

 
10.42 It is considered that the benefits anticipated at outline planning stage would be 

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

 
Trees, Hedgerows and Impact on Ancient Woodland  

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

 
10.44 A number of concerns of the Tree Officer remain, particularly in relation to the 

following matters; 
 

• Details of the ditch digging/felling within the RPA of Oak T24; 

• Comment on the preliminary Earthworks and impacts on T24, T42, and T59; 

• No sections or finished levels for the emergency vehicle access to the High Street 
(essential for the arboricultural impact assessment) and –  

• Comment on the use of the 15m buffer only for the ancient woodland. 

 
10.45 The previous scheme that went to Committee but was subsequently withdrawn would 

have seen the felling of T24 (mature oak with multiple veteran features) – due to the 
likely severe impacts of the proposed road and surface water drainage. However, this 
tree has been accommodated within this layout.  Concern was also previously raised 
regarding the long term retention of Oak T59 shown in the rear of a residential plot 
and overtopping a large proportion of this and the neighbouring garden.  This tree 
has now been given increased space within the layout.  Concern was also raised 
regarding the use of the minimum 15m buffer to the ancient woodland and concern 
raised regarding lighting and domestic animals.   

 
10.46 It was expected that some trees would be lost on this site, however, the layout now 

seeks to retain some key trees that previously were to be lost.  It is considered that 
further detail can be requested by way of a condition to address the drainage within 
the proximity of T24 and to prevent no further encroachment than shown, which is 
acceptable to the Tree Officer.   

 
10.47 Significant planting is proposed to replace the trees lost on the site.  Planting 

proposals include new woodland and a community orchard which are considered 
acceptable.  Condition 13 requires a full schedule of tree planting and tree protection 
details, this has been removed from consideration within this application and will be 
submitted at a later time. 

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

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

 
10.49 LBO considers the matters in relation to the ancient woodland have been addressed 

to a point that the scheme would be acceptable.  The Tree Officer previously 
confirmed that whilst there are concerns with the size of the ASNW Buffer, that he 
was not confident that this point could be defended in an appeal situation.  On 
balance, for the reasons set out above, the 15m buffer is considered acceptable.  
The LBO is satisfied with the amended buffer to the ancient woodland of 16m.   
 
Number of dwellings, dwelling mix and affordable housing 

10.50 The NPPF sets out that achieving sustainable development includes ensuring 
sufficient number and range of houses to meet the needs of present and future 
generations, with accessible and open spaces that reflect current and future needs to 
support communities health, social and cultural well being.  Sustainable development 
should be approved without delay (Paragraph 11 of the NPPF). 
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10.51 Core Policy 6 sets out the type and size of market and affordable dwellings should 

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

 1 bed  2 bed  3-bed 4+bed  

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

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

All 
Dwellings 

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

 
 Dwellings As Proposed.   

 1 bed  2 bed  3-bed 4+bed  

Market  0 (0%) 26 (22%) 47 (40%) 44 (38%) 

Affordable 22 (35%) 27 (43%) 10 (16%) 4 (6%) 

All 
Dwellings 

12% 29.4% 31.6% 26.6% 

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

accordance with paragraph 60 of the NPPF, the scheme would significantly boost the 
supply of homes, and it is set out that land with permission should be developed 
without delay.  In this case, the overall mix of dwellings, whilst amended from the 
previously withdrawn scheme, proposes a mix that would fall within the ranges set 
out within the updated SHMA 2017.  There would be a mix of tenures and dwelling 
types, as well as size of dwellings.   
 
Affordable dwellings 

10.53 In terms of affordable housing, the S106 agreement secured the 35% affordable 
housing agreed within the outline application and sets out that an affordable housing 
scheme is to be submitted.  The distribution throughout the site is to be 70% to be 
provided as affordable and/or social rent with the remaining 30% to be provided as 
shared ownership in accordance with expectations.  The exact mix for each tenure 
will be subject to discussion with the Registered Social Landlord, as yet to be 
determined.  The applicants proposed mix, compared to the SHMA, is set out below; 

 

 
 

10.54 Whilst the proposal would result in more 1-bed and 2-bed dwellings than previously 
envisaged under previous applications, the number would not conflict with the needs 
set out in the SHMA in terms of the overall affordable housing provision by the bed 
sizes.    Recent Inspectors in appeals have noted that there is a substantial need for 
market and affordable housing, and that the Government’s planning Practice 
Guidance is clear that all households whose needs are not met by market housing 
and who are eligible for one or more of the types of affordable housing specified in 
the Glossary to the Framework are in affordable housing need.  Further, even if the 
scheme departed from the preferred mix in the SHMA the scheme is still able to meet 
an identified need.  In this case, the applicant seeks to meet the SHMA mix but 
through provision of a number of smaller units as affordable units.  Adopted policy, 
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and national policy and guidance does not justify ranking one form of affordable 
housing over another.  It is clear from previous comments from the Housing Team 
that there is a need for affordable housing in Cranbrook and the wider area and at 1 
and 2 bed size units.  A review of the bedrooms indicates that the bedspaces will 
offer good sized bedrooms for the intended number of occupants.  The 2-bed 
dwellings will be able to offer 4 person accommodation.  Furthermore, outdoor 
amenity space is to be provided and throughout the wider site there is to be 
significant open space.   

 
10.55 Whilst the applicant has sought aa mix that includes larger number of 1-bed and 2- 

bed units, these are to be provided in maisonettes, with outdoor space.  The internal 
space is considered suitable.  A scheme is required through the S106 agreement of 
the final affordable housing scheme.  The proposed scheme is considered to be in 
compliance with the development plan and would not be a reason for refusal.   

 
10.56 The applicant has confirmed that 44 units can be provided at M4(2) standard.  The 

applicant has been asked to consider if any units can be provided at M4(3) standard.  
There are changes in levels on this site, that influences accessibility and whether 
Part M4 (2 or 3) of the Building Regulations can be achieved.  Whilst there is no 
policy requirement to secure M4 (2) (accessible and adaptable dwellings) or M4(3) 
(Wheelchair user dwellings), and the Building Regulations make it clear that these 
are ‘optional requirements’ where secured by planning condition, the applicant has 
been asked, in accordance with the S106 – whether any of the units could be to this 
standard.  The proposal is considered to comply with the S106 requirements and with 
CP6 and the details are sufficient to discharge condition 9.   
 
Residential Amenity 

10.57 The proposed development abuts Goddards Close to the north and dwelling houses 
that back onto the High Street are situated further north.  Dwellings to the south of 
Goddards Close are to be located a significant distance from the rear of these 
dwellings, in part, due to the length of the gardens at Goddards Close but also the 
layout of the proposed dwellings in the Goddard’s Green frontage.  Plot 7 is located 
closest to neighbouring dwellings at 24m and side on.  Whilst there would be 
bathroom window on the north facing elevation, at this distance, and given the rooms 
served, it is considered that the impact on amenity to the north would be acceptable.  

 
10.58 Further east the separation distances increase to 31m plus, from the rear of 

Goddards Close, where the proposed dwellings are separated from the existing 
neighbours by the length of gardens, along with the public right of way.  To the east 
of Goddards Close, Plots 45-48 would be closest at some 35m distance, this is 
considered sufficient to prevent overlooking and loss of amenity.   

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

are permissions for some to build single dwellings, the dwellings in this location 
would be side on and windows can be controlled by condition as landing windows.  
This is considered sufficient to prevent loss of amenity to these dwellings.   

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

would provide adequate residential amenities for future occupiers of the development 
in terms of daylight, sunlight and privacy.  Generally back to back distances achieve 
21m plus and are exceeded in many instances.  Generally side on relationships 
demonstrate a separation of 12m plus.  At the 2 storey heights proposed, it is not 
considered that the layout would result in harm to future occupants light amenities 
and privacy.  Whilst a number of plots have landing or bathroom windows opposite 
landing/bathroom windows, these generally staggered/oblique in relationship and, 
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given the areas serviced, it is not considered there would be un-acceptable 
overlooking between plots.  Where there are direct windows, it would proposed to 
ensure privacy by applying a condition to install and maintain obscure glazing in the 
bathroom windows at first floor level e.g. plots 49-60. Subject to a condition to secure 
a scheme of obscure glazing, the impact on the amenity of future occupiers is 
considered to accord with policy EN1. 

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

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

 
 Highways and parking 

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

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

- 20 – Details of a strategy for the provision of pedestrian and cycle routes, to include 
surfacing and lighting.   

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

 
 Parking Provision 
10.63 Provision is made within the scheme for on plot parking, garaging and carports, along 

with visitor parking.  Whilst consultees have commented on the parking provision, the 
applicant has over-provided parking, that is to be provided on-plot, but also within 
some garages but also some carports.  Carports are designed to be more open and 
do not lend themselves to being used for storage, but instead used for the purpose 
intended. The layout demonstrates some 399 spaces can be achieved inclusive, with 
the parking for each unit meeting the adopted standards.   A total of 35 visitor spaces 
are to be provided.  This is considered to accord with the current IGN Note 3 – the 
current adopted standards for KCC Highways.  The visitor spaces have been 
arranged to ensure that they do not relate to plot frontages and would relate well in 
design terms to the character frontages.   

 
Meeting the needs of pedestrians, cyclists and public transport users 

10.64 Policy AL/CR4 in the Site Allocations Local Plan sought to ensure a masterplan 
delivered interconnected green spaces to provide formal and informal recreation 
uses.  Core Policy 3 – in accordance with the NPPF and integral to achieving 
sustainable development, seeks to ensure sustainable modes of transport, including 
cycling, walking and the use of public transport will be encouraged to reduce 
dependence on the private car.  Part of this will be to improve public transport, and 
this scheme, through the outline S106, will contribute £1,000 per dwelling towards 
public transport services in the area.  However, Core Policy 3 also seeks to ensure 
that integrated cycle network and enhanced pedestrian routes are developed.  
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10.65 Plans submitted address the need to provide connections into neighbouring sites.   
Linkages are now shown to include footpaths to be finished in Hoggin or similar, that 
would link directly to the boundary with Turnden to the west of the application site – 
should that site be developed for residential development. This link would continue 
along the Hartley Road – providing both a link into the neighbouring site but also a 
footpath along the site frontage, with Hartley Road, to provide a pleasant route away 
from the main road and thereby encouraging walking.  The path would continue 
along the south west boundary where it would join with the south western link, in the 
vicinity of the Brick Kiln farm/Crane Valley frontages.  If the Turnden application 
(reference 20/0815/FULL) receives consent, it is considered that this scheme, would 
provide suitable links through, with a comprehensive approach, in accordance with 
policy CP1 of the Core Strategy.   

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

and WC96) would be maintained and upgraded to a cycle/pedestrian route.   KCC 
PROW Team comment that, on balance, they have no objection to the scheme.  The 
opportunity to provide cycle links along the public footpaths WC 94 and WC95 are 
welcomed, however, the legal status of these paths would need to be changed to 
facilitate cycle access.  This could be achieved through the landowner dedicating 
higher access rights, or alternatively providing developer funding to make the legal 
changes with KCC Highways approving design and construction.  Comment is also 
made that the applicant references a link across third party land, outside the 
boundary of the site and it would be difficult to establish a cycle link without the 
adjacent landowner.   

 
10.67 To the east, plans indicate WC95 crosses in front of vehicle access points, the 

PROW surface would need to be continuously level and uninterrupted, as shown on 
the PROW95 detailed plan, it is requested that this is confirmed.  However, given that 
this detail will be the subject of further consideration, the details submitted are 
considered acceptable and, in accordance with the previously withdrawn scheme, a 
financial contribution of £2,700 has been requested by KCC PRoW to implement this.  
The applicant has agreed this sum.  A condition is set out in Section 11 of your 
reports that seeks the final detail of the shared surface and to make the path 
available for adoption.   

 
Layout and Tracking  

10.68 KCC Highways had commented that the tracking was tight in a number of locations, 
with confined turning heads.  KCC Highways also requested details of adoption.  
After review of the amended plans, concern continued to be raised in relation to the 
following matters;  

- Surfaces, finishes planting and other proposed assets on the public highway will be 
the subject of separate approval of KCC Asset managers, the applicant should 
engage early; 

- Boundary treatment should not impinge on vehicular or pedestrian visibility splays – 
should be covered by condition or a note on the plans; 

- It would be necessary to ease some turning heads, some clarification as to the 
footway/carriageway/shared surface widths, traffic calming details would need to be 
agreed, but these can be by the S38 process; 

- Comments on the parking arrangements  - along the spine road are positive, but the 
the FOG’s result in garage only parking, KCC do not include garages;  

- Comment is made that a number of 3.7m drives have been re-introduced by these 
are to remain private; 

- Concerns regarding permeability are re-iterated.    
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10.69 The applicant has responded to the points made by KCC Highways including the 
parking and future connections as addressed in preceding paragraphs.  The extent of 
the roads to be adopted has now been reduced to the main spine road, the access to 
the remaining part of the allocation, and to the entrance of the Brick Kiln Farm/Crane 
Valley character frontage.   

 
10.70 It is noted that at detailed design would be subject to further controls by KCC 

Highway Authority.  It is considered that the tighter turning heads and parking 
arrangements result from the landscape led nature of the scheme and seeking to 
ensure that heavily engineered solutions are not employed in this landscape led 
scheme.  Officers consider the parking to be suitable and whilst garages and car 
ports have been utilised, the contribution towards parking numbers has been reduced 
also.   

 
10.71 It is noted that the applicant has sought to work with landowners to the east of the 

site, and conditions were proposed on the previous reserved matters scheme that 
sought to secure the pedestrian links through to the east, west and south of the site.  
a condition is proposed in Section 11 of your reports.   

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

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

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

generally satisfactory for the roads/pathways, however, external materials would 
need to be specifically submitted with details of exact materials for all hard surfacing 
materials.  Final details of the hard surfacing materials will be secured through the 
submission of condition 12.   

 
Flood Risk & Drainage 

 
10.74 The NPPF seeks to direct development away from areas at risk from flooding, and 

sets out a sequential approach to the location of development.  The Core Strategy 
Policy CP4 and Local Plan Policy EN 18 seek to resist development which would 
increase the risk of flooding elsewhere and make more efficient use of water 
resources and protect water quality. In this case the site is falls within Flood Zone 1 
(at the lowest risk) and is within an area where residential development is considered 
appropriate from a flood risk perspective.  The Crane Brook is located to the east of 
the site, and there are existing ponds.  The Environment Agency confirm they 
consider the application a low environmental risk and have comments to make.   
 
Surface Water Drainage 

10.75 The February 2022 Drainage Summary sets out that a CCTV survey of the 300mm 
drain has been undertaken and shows the pipe conveys runoff from the existing ditch 
to the east where it is assumed to connect to the Crane Brook located approximately 
125m to the east of the site.  Remedial works of this drain are proposed.  Very low 
infiltration rates have been previously recorded across the site. 

 
10.76 The total impermeable area of the proposed development is 3.626Ha.  Surface water 

catchment is proposed and the Goddards Pond is considered to be separate to the 
proposed surface water drainage strategy and no additional flow/impermeable area 
discharge to Goddards Pond.   
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10.77 It is proposed to limit the total post development discharge rate (up to the 1 in 100.  
Return Period plus 40% climate change) to slightly less than the existing Qbar rate 
(35.0l/s).  The pre-development discharge rate is shown to be 37 l/s.  This results in 
betterment during more extreme events up to the 1 in 100 year event including an 
allowance for climate change.   

 
10.78 The storage range required is 2,361m3 to 3,376m3 that is to be within the attenuation 

basin.  The proposals include permeable paving.  KCC Lead Flood have confirmed 
that the details are suitable to discharge condition 30.   
 
Foul Water Drainage 

10.79  Condition 32 of the outline consent sought details of the foul sewage.  It is proposed 
that this will be from the development will be drained to a pumping station via gravity 
and pumped to an existing Southern Water sewer located within Hartley Road via a 
rising main. A new breakout chamber will be constructed to create a new connection 
into the existing foul water sewer within Hartley Road.  The foul water sewers and 
pumping station are to be offered to either Icosa Water or Southern Water for 
adoption. 

 
10.80 Southern Water confirm they have no objection to the proposed approach.  The 

applicant proposes to connect under the ‘New connections agreement 2019/2020’ 
produced by Southern Water.  The approach taken is considered acceptable by key 
consultees but will be submitted as a separate conditions discharge application.   

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

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

 
Air quality measures/renewable energy 

 
10.82 The outline permission has a number of conditions that seek to address matters in 

relation to air quality.  The EHO comment that the information supplied in relation to 
air quality has been reviewed, and Environmental Health have no objection to the 
application.  The outline permission has a number of conditions attached to mitigate 
the air quality impact of the development, ie, by implementation of a travel plan 
(condition 35), and installation of low NOx boilers (condition 37) and EV charging 
points (condition 36).  Following review by the Environmental Planning Officer, further 
details are required to fully discharge these conditions, however the Environmental 
Planning Officer is generally supportive but cannot be discharged under application.  
Whilst the submission is accompanied by a plan indicating locations, and shows a 
commitment to an approach, the full detail has not been submitted to discharge the 
EV points.  Condition 37 seeks a package of mitigation measures for the control of air 
quality, to include low Nox boilers, this will include the above, along with a 
sustainable transport contribution, secured within the S106 of the outline application.  
This, along with the approach to energy conservation, are appropriate to secure 
through the reserved matters application and the principle of development cannot be 
revisited on this basis.   

 
10.83 In relation to Condition 37 – a scheme of mitigation to control air quality is required.  

It is noted that air source heat pumps are to be utilised, which is supported, as is the 
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approach to Energy Conservation, which is to energy conservation, reducing 
operational emission by 13.2% and then install air source heat pumps and 
photovoltaics  to reduce emissions by a further 18.3%.  This equates to a total 
emissions reductions of 29.1% and exceeds the requirement of the Submission Local 
Plan policy EN3.  It is noted that the scheme would be off-grid. Generally,whilst there 
are a few outstanding matters required to discharge the conditions, the approach can 
be supported.   

 
Legal Agreement 

10.84 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. 

 
10.85  In this regard, the affordable housing element of the proposal along with financial 

contributions have already been secured within the legal agreement agreed under 
the outline application. As this is a reserved matters application these contributions 
and legal agreement are carried forward and no other contributions can be sought 
that go to the principle of development.  However, given the need to secure the 
Creation Agreements process, it is considered necessary to secure a Legal 
Agreement to secure this sum to enable KCC PROW team to conclude this matter 
and is included in the recommendation below.  KCC PROW Team have confirmed 
the sum of £2700 remains relevant and is required to implement this Creation 
Agreement, this is necessary to ensure that footway WC95 can be upgraded to 
enable cyclists to utilise this path.  The Creation Agreement relates directly to the 
development and relates in scale and kind and it is therefore reasonable to make this 
request in accordance with policy CP1 of the 2010 Core Strategy.   

 
Permitted Development 

10.86 In terms of future development to dwellings within the scheme, it is considered 
necessary to restrict permitted development rights due to the potential impact upon 
the street frontage, size of some rear gardens and the appearance of the 
development. As such, classes A, B, C, D, E and F would be restricted in order to 
ensure the overall character of the dwellings is retained. 
 
Playspace Strategy 

10.87 The playspace strategy, making use of natural play trails and public art, may be 
secured through condition.  The plan submitted is considered a suitable starting point 
and a commitment to add informal opportunities for play in a number of locations on 
this site that would focus on the Tanners routeway, with locations at key points.  An 
opportunity for incidental play is also shown at the southern potential connection 
through to the Turnden site to the west.  The proposal would accord with the NPPF 
paragraphs 100 and 130 in this respect. 

 
Conclusion 

10.88 The site is located within the LBD of Cranbrook, a tier 2 settlement, has outline 
planning permission and considered to comprise sustainable development.  The 
scheme would contribute towards the housing shortage, whilst providing choice and 
variety, and would provide a suitable level and mix of affordable housing.  The design 
and layout is considered suitable, along with the level of parking proposed and 
vehicular and pedestrian linkages, with suitable conditions.  It is considered that the 
application addresses paragraph 176 & 177 of the NPPF thoroughly and that the 
submission leads to the conclusion that the proposal would result in less than 
substantial harm to designated heritage assets.  It is considered that the matter of 
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trees and impact on ancient woodland have been addressed to the point that the 
application may be approved.  In the balance of issues, with the clear need for new 
housing development, it is not considered that there are any other material 
considerations that would indicate the application should be refused.   

  
11.0 RECOMMENDATION – GRANT Subject to the following conditions/  
 

A – Delegated powers to Grant subject to the completion of a Legal Agreement 
under section 106 of the Town and Country Planning Act 1990 (as amended),  
to be agreed by 11th May 2022 (unless a later date be agreed by the head of 
planning services ) to secure the following;  

 
(i) Developer contributions towards;  

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

 
AND SUBJECT TO THE FOLLOWING CONDITIONS 

 
1. Approved Plans list 

 
2. Phasing  

 
3. Detailed Drawings 

 
4. On-site Play  

 
5. Details of Shared cycle/footpath route 

 

6. Details of pedestrian links 
 

7. Details of obscure Glazing  
 

8. Removal of permitted development Rights 
 

9. Details of the Culvert/drainage works in relation to trees 
 

10. Methodology, mitigation and enhancement of the habitat for amphibians 
 

 
Details of conditions are subject to discussion with the applicant and will follow.  

 
INFORMATIVES 
 
The conditions imposed on 16/502860/OUT and the requirements of the accompanying 
Section 106 legal agreement remain in force in relation to this development. As part of this 
reserved matters application only conditions 9, 17, 19, 22 and 30 are discharged. All other 
conditions and obligations (that require discharging) shall be discharged outside of this 
application.  
 
Street Naming: Once work begins on site please apply for Street Naming & Numbering at 
http://www.tunbridgewells.gov.uk/residents/planning/street-naming-and-numbering. Applying 
early to officially register new addresses will prevent delays with Council, utility, postal and 
emergency services. 
 
Case Officer: Marie Bolton 
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NB For full details of all papers submitted with this application please refer to the relevant 
 Public Access pages on the council’s website. 
 The conditions set out in the report may be subject to such reasonable change as is 
 necessary to ensure accuracy and enforceability. 

 
 


