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REPORT SUMMARY 
 

REFERENCE NO - 19/03637/FULL 

APPLICATION PROPOSAL 

Erection of 9 dwellings together with associated parking and landscaping 

ADDRESS Land Rear Of Santer House Red Oak Hawkhurst Cranbrook Kent   

RECOMMENDATION GRANT planning permission subject to conditions (please refer to 

section 11.0 of the report for full recommendation) 

SUMMARY OF REASONS FOR RECOMMENDATION 

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those related to the Limits to Built Development (LBD) are “out-of-date”.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relevant policies are out-of-date that permission for sustainable development should be 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

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

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

- The proposal would not adversely affect the appearance of the street scene or character 
of the area.  

- The proposal would not cause significant harm to the residential amenities of 
neighbouring properties.  

- It is considered that the proposal would not result in a significant increase in on street 
parking pressures that would impact on highways safety. 

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

 The site is partially within the LBD and is not proposed for an ‘isolated’ rural location; 

 The proposal would be moderately well located to local facilities and services primary 
and lies within walking distance to a bus route.  

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

INFORMATION ABOUT FINANCIAL BENEFITS OF PROPOSAL 

The following are considered to be material to the application: 

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

Net increase in numbers of jobs: N/A 

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

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

Estimated annual council tax benefit for Borough: £1608.84 

Estimated annual council tax benefit total: £16240.77 

Annual New Homes Bonus (for first year): £9000.00 

Estimated annual business rates benefits for Borough: N/A 
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REASON FOR REFERRAL TO COMMITTEE 

Referred by the Head of Planning Services.  

WARD Hawkhurst & 

Sandhurst 

PARISH/TOWN COUNCIL 

Hawkhurst Parish Council 

APPLICANT Park Lane Group 

AGENT Mr Michael Pickup 

DECISION DUE DATE 

04/03/20 

PUBLICITY EXPIRY DATE 

04/02/20 

OFFICER SITE VISIT DATE 

14/01/20 

RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining 

sites): 

18/03839/OUT Outline planning application for the 

erection of up to 9 dwellings with 

access considered 

Approved 14/06/19 

76/00214 Outline - 4 houses. (Rear of) Withdrawn 11/03/76 

 
MAIN REPORT 
 
1.0 DESCRIPTION OF SITE 
 
1.01 The site is located at the north end of Red Oak in the Hawkhurst Parish of the 

Borough and formerly comprised self sown trees and scrub vegetation which have 
recently been cleared from the site. There are mature trees and hedges along the 
boundaries of the site and two large oak trees on the other side of Hensill Lane to the 
west which overhang the site. The south boundary of the site is marked by a chain 
link fence.  The site slopes steeply down towards the north and rear of the site with a 
fall of approximately 6m where it meets a designated Public Right of Way (PROW) 
ref WC196.  Beyond the PROW lies Lodge Cottage, a Grade II listed building. The 
site is devoid of any buildings and none of the trees on or around the site are 
protected by virtue of a Tree Preservation Order (TPO).   

 
1.02 To the immediate south of the site lies an area of hardstanding, formerly occupied by 

a garage block, and now used as parking area and turning space. To the immediate 
east of this hardstanding lies a grassed surface area which falls within the application 
site. This strip of land is located within the LBD boundary of Hawkhurst The Moor 
whereas to the north of this strip and the adjacent parking area, where the majority of 
the application site lies, falls outside of the defined LBD boundary.  The entire of the 
site also falls within an Area of Outstanding Natural Beauty (AONB).   

 
1.03 To the south of the strip of land which falls within the LBD lies Santer House, a 

two-storey red brick built flat block comprising of 10 units, which fronts towards the 
south and the rear amenity space adjoins the application site.  To the south of the 
parking area and siting of the former garage block lies Gunther House, also a red 
brick two storey building, which is occupied by 4 units.  Further to the south lies 
predominantly two storey semi detached properties and maisonettes which front onto 
the road. Red Oak is relatively straight cul de sac located to the north of Horns Road, 
approximately 120m length where the application is located at the north end of the 
road.   

 
1.04 To the west of the site lies an undeveloped area of mature woodland, to the east lies 

an undeveloped parcel of agricultural land and to the south east lies predominantly 
detached properties located along Hensill Lane. Approximately 50m to the north west 
of the site lies an area of designated Ancient Woodland.  Approximately 130m to the 
south east lies the Hawkhurst – The Moor Conservation Area and beyond this 
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boundary lies an Area of Potential Archaeological Importance and a number of listed 
buildings.  A Badger sett is also present on the site. To the west of the site is a 
watercourse (which partly passes along and within the application site boundary).  

 
1.05 The application follows 18/03839/OUT, which granted outline consent for up to 9 

dwellings at the site with only access considered and all other matters reserved for 
future consideration. This application was approved at planning committee in June 
2019. An indicative site layout was submitted with this approved application showing 
large amounts of the trees and scrubland removed from the site and a rectangular 
shape apartment block located towards the north of the site and fronting to the south 
comprising three x 2-bed flats and three x 1-bed flats and a terrace row located 
towards the east of the plot fronting towards the west comprising three x 3-bed 
houses. The apartment block was indicated to appear of two storey from Red Oak 
but be of three storeys with a lower level built into the sloping land.  The terrace row 
was indicated to comprise of two storeys with a habitable roof space.   

 
2.0 PROPOSAL 
 
2.01 The application seeks full planning consent for the erection of 9 dwellings at the site 

along with associated parking and landscaping. 
 
2.02 The proposed layout is in the form of two rows of terrace housing. Both are proposed 

to comprise two storeys. A row of four, three bedroom, properties are proposed 
towards the east of the site, fronting to the west (Plots 1-4) and a second terrace row 
comprising of five, two bedroom, properties are proposed towards the north of the 
site, fronting to the south (Plots 5-9).   

 
2.03 Plots 1-4 are proposed to be staggered in height to take account of the fall in ground 

levels from south to north across the site. The properties are proposed to have 
pitched roofs with the end two properties having gable ends.  At ground floor level 
these properties are to comprise a small reception area/hall leading to an open plan 
kitchen, dining and living area and separate toilet. At first floor level a master 
bedroom is proposed to the front of the property, with en-suite bathroom, and two 
bedrooms to the rear along with a family bathroom.  Plots 1 and 4 are proposed to 
be accessed from the side elevations with plots 2 and 3 accessed from the front 
elevation. Each of these units would have a gross internal floor area of approximately 
85.6 sqm and bi-folding doors to the rear of the ground floor level leading onto the 
proposed rear patio and gardens.  

 
2.04 These properties are proposed to be of a similar form and design but vary in the use 

of external materials.  Plot 1, located at the south end of the row, and would be 
finished in brickwork with tile hanging at first floor level. Plot 2, would be finished in 
composite weatherboarding, Plot 3 would be finished in brickwork and Plot 4 would 
be finished in brick with tile hanging at first floor level.  

 
2.05 Plots 5-9 front towards the south and the building is proposed to have a gable ended 

pitched roof. At ground floor level these properties are to comprise a small reception 
area/hall leading to an open plan kitchen, dining and living area and separate toilet. 
At first floor level two bedrooms are proposed along with a family bathroom.  Plots 5 
and 9 are proposed to be accessed from the side elevations with plots 6, 7 and 8 
accessed from the front elevation. Each of these units would have a gross internal 
floor area of approximately 70 sqm and full height openings to the rear of the ground 
floor level leading onto the proposed rear patio and gardens. 

 



 
Planning Committee Report 
10 June 2020 

 

2.06 Plots 5 and 9, located at the end of the row, are proposed to be finished in brickwork 
at ground floor level with hanging tiles above on the front and part of the side 
elevations. Plots 6 and 8 would be finished in brickwork and Plot 7 would be finished 
in composite weatherboarding.  

 
2.07 The site is proposed to be accessed via the south from Red Oak. There would be 17 

parking spaces provided on site along with additional trees, hedging and planting 
around the parking area. The parking area would be retained by a 1m-1.2m high 
brick walls where the land slopes. The rear patio areas of the northern terraced block 
would also be retained by a low 1m high brick wall with steps leading down to the 
lower garden areas where required (Plots 6 – 8). All of the proposed dwellings are 
proposed to have refuse storage areas and secure cycle storage sheds sufficient for 
at least one bicycle. The gardens of the properties are proposed to be separated by 
1.8m high timber fencing. The watercourse that runs along part of the site’s western 
boundary is proposed to be retained and the surrounding area laid with meadow turf.  

 
2.08 Surface water discharge from the hard surfaced areas is proposed to be attenuated 

on site using a ‘Hydro-brake chamber’ to be constructed below the proposed car 
parking courtyard area. The surface water attenuation chamber is proposed to 
discharge to a new drain leading to a head wall connection to the part of the existing 
watercourse that runs along (and inside) the western boundary of the application site.  

 
2.09 There is a public foul sewer located to the rear of Santer House immediately to the 

south of the site, but as the invert level of the nearest manhole is higher than the 
proposed housing area, a private on-site pumping station is proposed to be located 
within an accessible area within the north western corner of the parking courtyard 
(positioned between car spaces 6 and 7). Neither the surface water nor foul drainage 
systems are proposed to be adopted or transferred into public ownership.  

 
2.10 In regards to external lighting 6 low level, low wattage lighting bollards are proposed 

to be positioned around the parking courtyard and 9 front entrance door lights and 9 
patio lights at the rear are proposed to serve each of the units.   

 
2.11 The parking spaces to the south of the site on the footings of the former garage block 

are not shown to be affected by the indicative plans provided.  These spaces also 
fall outside of the application site and therefore would remain available.   

 
2.12 Amended plans have been received during the application altering the materials 

proposed, changing the roof form of plots 5-9 from a pitched sloping roof to a gable 
ended roof, altering the parking layout and access arrangements (including the 
removal of an entrance gate) and minor alterations to the drainage details.  

 
3.0 SUMMARY INFORMATION 

 Existing 

 

Approved under 

18/03839/OUT 

(Indicative drawings) 

Proposed Change (+/-) 

between 

Existing and 

Proposed 

Site Area 0.194ha 0.194ha 0.194ha - 

No. of storeys - 3 2 +2 

Max height - - Plots 1-4: 8.9m 

Plots 5-9: 9.0m 

8.9-9.0m 

Max eaves height - - Plots 1-4: 5.0m 

Plots 5-9: 4.5m 

4.5-5.0m 
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Max width - Apartment Block: 19.2m 

(including side balconies) 

Terrace Houses: 18.4m 

Plots 1-4: 19.1m 

Plots 5-9: 19.0m 

19.0-19.1m 

Max depth - Apartment Block: 10.5m 

Terrace Houses: 10.3m 

Plots 1-4: 10.6m 

Plots 5-9: 11.0m 

10.6-11.0m 

No. of residential 

units 

- Up to 9 9 +9 

No. of bedrooms - 18 22 +22 

Parking spaces - 14 17 +17 

 
4.0 PLANNING CONSTRAINTS 
 

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

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

 Tunbridge Wells Asset Register Land Registry Data - TWBC Ownership 

 Outside the Limits to Built Development (LBD) – north parts of the site 

 Inside the Limits to built development (LBD) – strip of land to the south of the site 

 Neighbourhood Development Plan Hawkhurst 

 Public Right of Way - WC196, to the north of the site 

 Grade II Listed Building - Lodge Cottage, to the north of the site (statutory duty to 
preserve or enhance the significance of heritage assets under the Planning (Listed 
Buildings & Conservation Areas) Act 1990) 

 Hawkhurst The Moor Conservation Area (approximately 130m to the south east) 
(statutory duty to preserve or enhance the significance of heritage assets under the 
Planning (Listed Buildings & Conservation Areas) Act 1990) 

 
5.0 POLICY AND OTHER CONSIDERATIONS 
 

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

 
Site Allocations Local Plan Adopted 2016 
Policy AL/STR 1: Limits to Built Development 

 
Tunbridge Wells Borough Core Strategy 2010 
Core Policy 1: Delivery of Development 
Core Policy 3: Transport Infrastructure 
Core Policy 4: Environment  
Core Policy 5: Sustainable Design and Construction  
Core Policy 6: Housing Provision 
Core Policy 13: Hawkhurst 
Core Policy 14: Development in Villages and Rural Areas  
 
Tunbridge Wells Borough Local Plan 2006  
Policy LBD1: Development outside the Limits to Built Development  
Policy EN1: Development Control Criteria 
Policy EN5: Conservation Areas 
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Policy EN13: Tree and Woodland Protection  
Policy EN16: Protection of Groundwater and other watercourses 
Policy EN18: Flood Risk 
Policy EN25: Development affecting the rural landscape  
Policy TP4: Access to Road Network  
Policy TP5: Vehicle Parking Standards  
Policy TP9: Cycle Parking  
 
Hawkhurst Neighbourhood Plan 
Policy HD1(a) preference to be given to small scale sites, preference for 
redevelopment over greenfield sites. 
Policy HD1 (b) – exceptions – larger scale development will only be accepted if it can 
be demonstrated to be exceptional circumstances as prescribed by the NPPF.   
Policy HD2 – Future housing mix.  
Policy HD3 – Modern living, variety in designs, accessible homes, suitable for the 
elderly and disabled, in particular bungalows will be encouraged, to meet lifetime 
homes.   
Policy HD4 – Design Quality – design, form and detail should be principally informed 
by the traditional form, layout, character and style of the Parish’s vernacular 
architecture.   
Policy AM1 – Highgate Hill Junction  

 
Supplementary Planning Documents:  
Landscape Character Area Assessment 2018: Hawkhurst Wooded Farmland 
Hawkhurst The Moor Conservation Area Appraisal 
Renewable Energy SPD 

 
Other documents:  
Kent Design Guide Review: Interim Guidance Note 3 (Residential parking);  
High Weald AONB Management Plan 
Historic England guidance note, GPA3 ‘Settings and Views ’ 

 
6.0 LOCAL REPRESENTATIONS 
 
6.01 Site notices were displayed on the 14th January 2020 at three locations surrounding 

the site. 
 
6.02 94 responses to the proposal have been received raising the following (summarised) 

concerns and objections: 
 

- Increased parking pressure along the narrow road. 

- Detrimental impact upon adjacent public footpaths. 

- Highway safety issues. 

- Existing parking congestion issues.  

- Insufficient parking for residents at present time.  

- Impact upon badgers and setts. 

- Harmful to the AONB.  

- Impact upon Owls.  

- Loss of a greenfield site.  

- Harmful to adjacent Ancient Woodland. 

- Nuisance and disturbance caused during construction phase.  

- Impact upon wildlife and ecology.  

- Emergency service vehicle access. 

- Refuse vehicle access. 



 
Planning Committee Report 
10 June 2020 

 

- Strain on GP surgery.  

- Residents will need to travel by car to reach shops and services.  

- Inadequate drainage provisions. 

- Detrimental impact upon Lodge Cottage, a listed building. 

- Unsustainable location. 

- Poorly connected to Hawkhurst village.  

- The site is not identified in the proposed local plan for Hawkhurst. 

- Inappropriate materials. 

- Harmful to the character of the area. 

- Insufficient garden sizes.  

- Clearance work has already begun. 

- Impact upon residential amenity of surrounding properties.  

- Local infrastructure cannot cope with more development. 

- Existing services such as dentist and doctors already overrun.  

- Contrary to Neighbourhood Plan. 

- No demand locally for such housing. 

- The sewage system is already over capacity. 

- Gated entrance is an unwelcome feature.  

- Hawkhurst crossroads cannot cope with more traffic. 

- Contrary to the submitted Heritage Statement. 

- Provides plans and documents that are misleading. 

- The Arboricultural report has been ignored. 

- The Badger survey has been ignored. 

- The site is located Outside the LBD. 

- Previous permission was of a more suitable housing mix, a smaller building 
footprint, less bulky development, different site footprint, more integrated with the 
surrounding development. 

- Proposed development will now tower above Lodge Cottage. 

- The village has already provided additional housing beyond the targets set in the 
Tunbridge Wells Core Strategy. 

- Very little local employment opportunities. 

- Public transport links are poor. 

- The Primary School is already full and cannot easily be enlarged. 

- Impact upon the Moor Conservation Area. 

- Increase in surface water run off. 

- Overdevelopment of the site. 

- The site is within an area of Priority Habitat. 

- The design is not sensitive to the local area. 

- Insufficient refuse storage. 

- No adequate turning for refuse or other large vehicles. 
 
7.0 CONSULTATIONS 
 

Hawkhurst Parish Council 
7.01 (11/02/20) Outline planning permission has been granted for up to 9 dwellings - 

access only considered. HPC objected as it was not a sustainable location, concerns 
over parking (for both new residents and existing residents), impact on badgers 
(closing a sett) and no affordable housing (TWBC owned land). These issues are still 
all relevant. 

 
This application does not comply with HD1(a) of Hawkhurst's NDP. It is a greenfield 
site rather than PDL and does not demonstrate effective physical integration within 
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the existing settlement patterns found in and around Hawkhurst. It is not in a 
sustainable location in as far as residents will be reliant on their cars to access shops 
and services. The Appeal Decision relating to Land adjoining Sherard House refused 
permission for one house a little further along Horns Road, noting that future 
occupants would have to walk along a busy road, use the infrequent bus service or 
travel by car. This would equally apply to the 9 dwellings in this location.  

 
An additional 9 dwellings would have a detrimental impact on the Hawkhurst 
crossroads. These are already overcapacity. Indeed, in advice given to KCC by 
Christopher Lockhart-Mummery QC of Landmark Chambers in July 2019, the 
crossroads is described as "experiencing severe levels of congestion". The Parish 
Council view is that no further development should be permitted without the 
cumulative impact on the crossroads being properly assessed. There is no evidence 
that this has been done. Indeed, the response from KCC Highways and 
Transportation dated 3rd February 2020 states that the cumulative impact of 
small-scale developments on the Hawkhurst crossroads is "difficult to address" until 
the Local Plan process is further advanced. This is not acceptable. In the advice 
referred to above, Christopher Lockhart-Mummery QC states that the view that "it is 
the cumulative impact that is critical and this should be assessed when a proposal is 
considered together with other committed developments. Therefore, in the Tunbridge 
Wells scenario, there are very valid reasons for the County Council, as local highway 
authority, to object to these proposals" is entirely correct. This advice was sought in 
relation to the numerous (generally small-scale) applications for housing in 
Hawkhurst. 

 
The housing mix is in line with HD2 of the NDP, in that they are small properties (5 x 
2 bed houses and 4 x 3 bed houses). However, the original outline application was 
for 3 x 3 bed houses and 3 x 2 bed flats and 3 x 1 bed flats. This would have been far 
more preferable than the current proposal in terms of meeting local housing need. 

 
HPC objected to the outline application on the grounds of inadequate parking. This 
application does nothing in order to address this, whereas the previous application 
had 18 bedrooms in total, this application has 22 bedrooms. It only allows for 16 
parking spaces. This is completely inadequate. Also no efforts have been made to 
improve the inadequate parking for existing residents.  

 
There is nothing to suggest that this application complies with HD3 of the NDP. 
There are no references to Part M4 (2) of the Building Regulations or Lifetime Homes 
Standards, nothing about efficient use of water, electricity and energy or the use of 
locally sourced and recycled materials.  

 
The proposal does not comply with HD4 on numerous counts. A gated development 
is completely out of place and is not suitable in this location. Rather than encourage 
access into the countryside as required by AM3, this proposal prevents it. This 
development is not sensitive to the local context. On p45 of the NDP it makes clear 
the expectation that development around "the edges of the village should be 
sensitive to the rural and more historic context, by reflecting the character of housing 
in proximity to the countryside." This has not been done. In particular, the five x 
2-bed houses form a huge block that is completely out of character and which will 
have a negative impact on the listed Lodge Cottage. HD4 requires that the density of 
new development should "respect the rural nature of the parish and be designed to 
give an impression of spaciousness with opportunity for green landscape between 
buildings." This is not the case. Nor are there working chimneys, and the proposed 
development would not be well integrated into the site. 
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This application does not comply with LP1 or LP2. Moreover, it is concerning that 
there does not appear to be any reference to the impact of this development on the 
ancient woodland or the Kent- Sussex Border Path.  

 
There is a proposal to remove 21 individual trees, plus a further group of trees. 
HPC's Tree Policy requires each tree removed to be replaced by three trees. The 
Parish Council requests detailed plans that indicate how this will be achieved.  

 
It is understood that illegal work around the badgers sett has started and is being 
investigated by the appropriate authorities. 

 
If this greenfield site is going to be developed, then far more attention needs to be 
given to the design of these dwellings, the impact on the AONB, local wildlife and the 
ancient woodland.  

 
HPC objects to this application and looks forward to the Planning Committee when it 
considers this application. 

 
Kent Police 

7.02 (04/02/20) No comments to make regarding this proposal as it falls outside our 
normal response remit. However, recommend that the Secured By Design (SBD) 
Homes 2019 initiative be considered fro this development, should it received 
planning consent. 

 
Southern Water 

7.03 (30/01/20) The exact position of the public foul sewers must be determined on site by 
the applicant before the layout of the proposed development is finalised.  

 
Please note: 
-No development or new tree planting should be located within 3 metres either side 
of the external edge of the public sewer. 
-No new soakaways should be located within 5m of a public sewer. 
-All existing infrastructure should be protected during the course of construction 
works. 

 
Should any sewer be found during construction works, an investigation of the sewer 
will be required to ascertain its condition, the number of properties served, and 
potential means of access before any further works commence on site. 

 
Southern Water requires a formal application for a connection to the public foul sewer 
to be made by the applicant or developer. It is requested that should this application 
receive planning approval an informative is attached.  

 
SGN 

7.04 (05/02/20) On the mains record you may see the low/medium/intermediate pressure 
gas main near your site. There should be no mechanical excavations taking place 
above or within 0.5m of a low/medium pressure system or above or within 3.0m of an 
intermediate pressure system. You should, where required confirm the position using 
hand dug trial holes.  

 
A colour copy of these plans and the gas safety advice booklet enclosed should be 
passed to the senior person on site in order to prevent damage to our plant and 
potential direct or consequential costs to your organisation. 
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Safe digging practices in accordance with HSE publication HSG47 “Avoiding Danger 
from Underground Services” must be used to verify and establish the actual position 
of the mains, pipes, services and other apparatus on site before any mechanical 
plant is used. It is your responsibility to ensure that this information is provided to all 
relevant people (direct labour or contractors) working for you on or near gas pipes. 
 
It must be stressed that both direct and consequential damage to gas plant can be 
dangerous for your employees and the general public and repairs to any such 
damage will incur a charge to you or the organisation carrying out work on your 
behalf. Your works should be carried out in such a manner that we are able to gain 
access to our apparatus throughout the duration of your operations. 

 
UK Power Networks 

7.05 (05/02/20) Safety around our equipment is our number one priority so please ensure 
you have completed all workplace risk assessments before you begin any works. 
Should your excavation affect our Extra High Voltage equipment (6.6 KV, 22 KV, 33 
KV or 132 KV), please contact UK Power Networks to obtain a copy of the primary 
route drawings and associated cross sections. 

 
KCC Development Contributions 

7.06 (14/01/20) As the number of units is below 10 and the site area of 0.21ha is less than 
the 0.5ha, we will not be pursuing any contributions as the site is below the 
thresholds. 

 
KCC Flood and Water Management 

7.07 (07/02/20) The drainage strategy for the site proposes to discharge the surface 
run-off from the site into adjacent watercourse at 1.1l/s. Our systems show that the 
site has favourable geology for the infiltration. Therefore opportunity to discharge into 
the ground should be investigated and should only be discounted if it is not viable. 

 
KCC note that the Microdrainage calculation uses FSR rainfall data in the design. 
The drainage system should be modelled using FeH rainfall data in any appropriate 
modelling or simulation software. Where FeH data is not available, 26.25mm should 
be manually input for the M5-60 value, as per the requirements of our latest drainage 
and planning policy statement (June 2017). 

 
Should the LPA be minded to grant permission for the above development, KCC 
would recommend conditions are attached.  

 
KCC Highways & Transportation 

7.08 (02/06/20, verbal comments) Whilst the Highway Authority has requested a 
contribution, given that outline consent has recently been granted at the site where a 
contribution was not secured or considered appropriate the position remains the 
same with this revised application. The Highway Authority have requested a 
contribution, but are not recommending refusal on the application in the absence of 
such a contrbution.  

 
(05/05/20) Thank you for the amended plans. This is a much better arrangement and 
should retain adequate manoeuvring space for the existing parking spaces.  

 
KCC would recommend conditions to secure the parking and turning areas as 
shown, a CEMP and also the two standard highway informatives regarding works to 
the highway which require separate consent from the highway authority and the 
informative regarding the need to check highway boundaries before commencement.   
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(22/04/20) Thank you for the additional information. It is noted that the site already 
has the benefit of outline consent and that the garages have been removed. 

 
However as the former garage area is still used for parking, the erection of a hard 
boundary to the rear of a parking area does have the effect of impinging on 
manoeuvring space and therefore from a highway planning viewpoint it is 
recommended that the wall is removed to ensure that the parking remains 
accessible. It is also recommended that this parking area is dimensioned.  

 
(03/02/20) 1. This application has not been supported by a Transport Statement and 
has made no assessment of the impact on the crossroads junction in Hawkhurst in 
the am and pm peaks However as previously noted, given the scale of development, 
the application will have a minor impact on the junction.  

 
The question of the cumulative impact on the junction of small-scale developments is 
considered by KCC Highways with every new application. However, this is difficult to 
address in terms of individual applications until the Local Plan process is further 
advanced. TWBC are continuing work on the Local Plan review, and growth options 
to deliver the required level of housing, business and retail space in the village are 
being considered. KCC officers have stated in response to the Reg 18 Local Plan 
consultation that congestion at the junction is a concern and could be detrimental to 
plans for future development without mitigation measures being implemented. 

 
Once the Local Plan review has progressed and KCC Highways have commented 
further on the proposed allocations in the area along with any mitigation that may be 
put forward, KCC Highways will be better placed to consider whether the cumulative 
impact of proposed development in the area is ‘severe’ in line with NPPF (2018) 
paragraph 109: 

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

 
Following extensive assessments, no mitigation scheme has been identified to date 
to improve the capacity of the junction. Paragraph 110 of the NPPF (2018) asks for 
development that facilitates access to high quality public services. The highway and 
planning authorities are seeking investment from developers into well-considered 
sustainable measures which facilitate and encourage walking, cycling and travelling 
by public transport in order to reduce car-borne trips. Development in Hawkhurst that 
generates additional trips is requested to contribute £1,000 per dwelling towards 
public transport services and a request is made in connection with this proposed 
development. 

 
Subject to this and in combination with the issues identified above KCC Highways will 
not be objecting to this development based on the impact of increased traffic through 
the crossroads junction. 

 
2. The revised proposal has replaced a number of flats with 2bed houses but the 
proposed parking arrangements show a shortfall with respect to IGN3 which would 
expect a minimum of 2 spaces for each 3bed house (8) and a minimum of 1.5 spaces 
for each 2 bed unit (7.5) plus 2 visitor spaces giving a total of 17-18 spaces whilst 
only 16 are shown on the plan. I would add that emerging standards are also looking 
to increase provision for 2bed units to provide robust development. 
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3. The site has enlarged when compared with the previous scheme but the loss of 
turning space behind the existing garages is not acceptable as it will result in the loss 
of manoeuvring space required for access/egress to the garages. It has incorrectly 
been assumed that an aisle width of 6.0m will be adequate here but as vehicles 
cannot begin to manoeuvre until clear of the garage doors additional width is always 
necessary in this type of layout. Therefore the bin store and wall as shown cannot be 
accommodated here and it is recommended that this and the wall is removed so as 
to ensure that access to the garages is not lost as a result of the development. 

 
4. As previously recommended early consultation with your refuse department is 
recommended. 

 
Environmental Protection 

7.09 (16/01/20) No objection, subject to conditions and informatives.  
 

TWBC Conservation Officer 
7.10 (18/02/20, verbal comments) The amendments are acceptable and overcome my 

previous concerns.  
 

(29/01/20) Less than substantial harm to the setting of the grade II listed Lodge 
Cottage would be caused through the proposed development. This has been 
mitigated to an extent, but could be further mitigated by improvements to the design.  

 
TWBC Tree Officer 

7.11 (07/02/20) Raise no objections subject to a compliance condition referencing this 
AMS and tree protection plan no. J20803_P2_Arb_TPP.  

 
TWBC Landscape and Biodiversity Officer 

7.12 (02/06/20, verbal comments) The site is limited in scale and therefore there is little 
scope for an alternative layout to that proposed. Materials and landscaping details 
can be secured by condition. Raise no objection to the proposed layout, scale or 
general design approach in terms of the proposals impact upon the AONB and its 
setting.  

 
(05/05/20) In respect of Badgers the applicants has submitted a Five Year Ecological 
Management Plan (EMP) which at section 3.5 sets out the Badger Mitigations 
Strategy. The strategy is designed the safeguard the badgers from harm as required 
by the legislation but allows for, under licence from natural England, the closure of 
the sett which is considered to be an annexe/subsidiary to a main sett nearby. There 
is no objection to the application but clearly it is important that the works are strictly 
controlled and the applicant adheres to the proposed strategy and any licencing 
requirements. Recommend a condition requiring that: 

 
The development is to be carried out in strict accordance with the Badger Mitigations 
Strategy as set out in the approved Five Year Ecological Management Plan (Green 
Space Ecological Solutions December 2019) and the requirements of any licence 
issued by Natural England in respect and any subsequent revisions to the mitigation 
strategy is agreed in writing with the Council. 

 
West Kent Badger Group 

7.13 (14/02/20) Objection to the proposals. The site is the home of an established badger 
sett. As you know, these creatures are protected and any disruption to their setts will 
need to be carried out under a licence from Natural England. 
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It is noted that bulldozers had started (prior to any planning decision being made) on 
the site and that action had to be taken to stop this. West Kent Badger Group were 
told that at one point bulldozers were directly over the badger sett. This is not only an 
illegal act but may well have caused harm and even death both to the adults and 
more especially to any young cubs. This is alarming, particularly in light of the 
ecological survey seen on the planning portal which talks of a carefully managed 
timetable to ensure the badgers are protected during any development. 

 
The ecological survey talks of careful monitoring of the badger sett in question during 
January to March this year. The WKBG is wary about whether this is being carried 
out given the illegal action observed this week. 

 
Licences to close setts granted by Natural England are seasonal and can only 
happen between July and November. We trust that the local authority will be vigilant 
over the next few months to ensure that no further illegal action will take place on the 
site to jeopardise further the badgers there. 

 
Overall, the destruction of habitat for badgers is something that the West Kent 
Badger Group strongly opposes. In this particular case, West Kent Badger Group 
also have little faith that the developers will follow any carefully prepared actions to 
minimise the danger to the badgers on site. If the development were to go ahead, 
would like to know what sort of level of monitoring will take place to ensure the 
guidelines as outlined in the ecological survey, will be adhered to.  

 
Weald of Kent Protection Society 

7.14 (27/02/20) WKPS objects to this application: 
 

1. This is a rural, greenfield site and the current design would have a harmful impact 
on the AONB and nearby Ancient Woodland. It is also adjacent to the Kent Border 
Path and would adversely impact the setting of this ancient way. 
2. The design is cramped, urban, out of keeping with local vernacular styles and 
overly tall. 
3. The proposed parking is inadequate (16 spaces for 22 bedrooms) and would lead 
to dangerous on-road parking in local narrow lanes. 
4. The site is unsustainable as residents would have to drive to reach local amenities. 
5. The original outline application was for 3 x 3 bed houses and 5 flats; this would be 
far more appropriate for this site than the 9 houses proposed under the current 
application. 
6. A gated community is completely out of keeping and is not suitable for this rural 
location, excluding residents from interacting with their neighbours and from 
benefitting from the adjacent countryside. 
7. Harmful impact on the listed Lodge Cottage nearby. WKPS would like to endorse 
the strongly worded opposition to this proposal on the grounds voiced by the Parish 
Council. 

 
8.0 APPLICANT’S SUPPORTING COMMENTS  
 
8.01 As outline planning permission for 9 dwellings has been granted, the Council has 

already determined that this amount of new housing is acceptable on the site and the 
proposed means of access (as a northern extension to the Red Oak cul-de-sac) is 
also acceptable. The main issue in determining the current application therefore, is 
whether the details now included as part of the full planning application (relating to 
the layout, appearance, siting, mass, scale, height, landscaping, parking and 
drainage etc.) are acceptable having regard to national and local planning policies as 
well as other considerations. 
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8.02 The housing mix of 5, two bedroom houses and 4, three bedroom houses would 

provide new homes to potentially cater for first time buyers, small families and those 
wishing to downsize from larger properties. All of the houses would provide a high 
standard of accommodation and exceed the national minimum internal floor space 
standards. 

 
8.03 The terraced houses omit any second floor accommodation (as proposed previously) 

so as to reduce the height, scale and mass of the two blocks compared with the 
previous illustrative scheme. The houses would have a cottage style appearance 
faced in a mix of vernacular traditional materials. 

 
8.04 The scheme design does not draw from the post Second World War characteristics 

of the existing housing along Red Oak, but instead provides a modern interpretation 
of the more traditional housing found within the older parts of Hawkhurst. In 
particular, the proposed form and appearance of the new housing will provide a 
satisfactory transition between the existing built development at Red Oak and the 
rural countryside which includes Lodge Cottage, a Grade II listed building located 
beyond the site’s northern boundary. 

 
8.05 As such, the proposal would not have any harmful impact upon the site’s HWAONB 

setting or have any harmful impact upon the setting of historic assets within the 
vicinity of the site. In addition, the proposed layout will not have any harmful impact 
upon the amenities of neighbouring properties and landscape proposals will help 
assimilate the new development with its wider setting. 

 
8.06 In order to accommodate the 9 dwellings on the site, the Council has already 

accepted that the existing trees within the central part of the site will need to be taken 
down, but these are mainly of a low quality that can be replaced by new indigenous 
planting in suitable locations to grow and establish in tandem with the housing 
development. The Council has also accepted that there will need to be some 
disturbance to an existing ‘Annexe’ badger sett at and beyond the south western 
corner of the site, where existing entrances within the application site area will need 
to be closed under licence from Natural England so as to be able to construct the 
proposed parking area. 

 
8.07 The proposal included satisfactory details for the storage and collection of refuse and 

recycling bins and will also provide satisfactory arrangements for draining surface 
water and foul sewage from the developed site. Satisfactory arrangements are also 
proposed for the future maintenance of the private drainage system as well as other 
common areas of the proposed development. 

 
8.08 As the proposal will provide an important addition to housing supply in a form that 

would not give rise to any planning policy conflict or any other demonstrable harm, 
full planning permission should now be granted. 

 
9.0 BACKGROUND PAPERS AND PLANS 
 

6435- - Existing Block Plan 
6435-LBP-A - Site Location and Block Plan 
6435-1-C - Proposed Site Layout Plan 
6435/11/B - Plots 1-4 - Elevations 
6435/21/B - Plots 5-9 - Elevations 
6435-10 - Proposed Floor Plans Plots 1-4 
6435-20 - Proposed Floor Plans Plots 5-9 
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6435/30/A - Site Section A-A 
6435/31/A - Site Section B-B 
6435-32 - Comparison Site Section A-A 
TP-00-DR-D-0200-S4-P01 - Outline Drainage Works GA 
06935-jmla-TP-00-DR-D-0200-S4-P02 - Outline Drainage Works GA 
06935-jmla-TP-00-DR-D-0210-S4-P02 - Outline External Works GA 
06935-jmla-TP-00-DR-D-2255-S4-P03 - Common Parts Maintenance 
6435-2-C - External Lighting Plan 
6435-3-C - Proposed Entrance Arrangements 
D-PLG 1598 19C - Landscape Proposals 
Cycle Shed 
Proposed External Lighting Details 
Arboricultural Report 
Ecology Management Plan 
Flood Risk and Drainage Assessment 
Flood Risk and Drainage Report Appendices x 4 
Planning Design and Access Statement 

 
10.0 APPRAISAL 

Background Information 
10.01 The application follows 18/03839/OUT, which granted outline consent (all matters 

reserved other than access) for the erection of up to 9 dwellings at the site.  This 
application was heard at Planning Committee on the 12th June 2019 and a decision 
notice was issued granting consent on the 14th June 2019.  This application now 
seeks full planning permission for 9 dwellings at the site in the form of two terrace 
rows made up of 5 x two bed dwellings and 4 x three bedroom properties.   

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

Development (LDB), in an area that would normally be an area of restraint to 
development.  The site is also located within the High Weald Area of Outstanding 
Natural Beauty.  The adopted development plan policies seek to direct new 
residential development to the most sustainable locations within the LBD.   

 
Housing Land supply situation 

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

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

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

 
10.05 NPPF Para 73 requires the Council to identify and update annually a supply of 

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

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

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

position in April of that year.  This requires detailed monitoring work, which has not 
yet been undertaken for 2020.  This detailed work was undertaken for 2019 and 
determined that the Council has a 4.69 year housing supply at 1st April 2019.   

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

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

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

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

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

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

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

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

 
10.11 Para 172 of the NPPF advises that ‘great weight’ should be given to conserving 

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

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

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

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

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

 
“an economic role – contributing to building a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right type is available in the right 
places and at the right time to support growth and innovation; and by identifying and 
coordinating development requirements, including the provision of infrastructure;  
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a social role – supporting strong, vibrant and healthy communities, by providing the 
supply of housing required to meet the needs of present and future generations; and 
by creating a high quality built environment, with accessible local services that reflect 
the community’s needs and support its health, social and cultural well-being; and  

 
an environmental role – contributing to protecting and enhancing our natural, built 
and historic environment; and, as part of this, helping to improve biodiversity, use 
natural resources prudently, minimise waste and pollution, and mitigate and adapt to 
climate change including moving to a low carbon economy.” 

 
10.14 It can be seen that sustainability is thus a multi-faceted and broad-based concept. It 

is often necessary to weigh certain attributes against each other in order to arrive at a 
balanced position. The following paragraphs of this report assess the proposal 
against the three roles as defined by the NPPF. 

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

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

 
10.16 The key matters for consideration in this application are therefore considered to be 

whether the proposal comprises sustainable development and if the development 
would cause significant visual harm which would outweigh its contribution to the 
housing land supply.  

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

the above. These are the design and layout of the development, highway and parking 
considerations, heritage impact, residential amenity, ecology and drainage. 

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

10.18 The sub-text to Policy LBD1 in the Local Plan (para 3.39) sets out that the LBD’s 
purpose is to direct development to built up areas to ensure sustainable development 
patterns and to prevent encroachment into the countryside.  The application site lies 
partially within and immediately adjacent to the LBD, with the LBD boundary located 
to the south of the proposed development and includes the road of Red Oak and the 
existing parking area adjacent to the site. It is not considered that the site is ‘isolated’ 
in the countryside, in the meaning of the NPPF as a result of the surrounding built 
form along Red Oak.  

 
10.19 Footways are located along Red Oak and the southern side of Horns Road. The 

proposed development would be in close proximity to some limited facilities and to 
the A21 to the west.  The site is also in close proximity to a tier two rural settlement, 
Hawkhurst with all the facilities on offer there.  In addition there are some facilities 
within The Moor, and Hawkhurst is 1km to the north east.  However, Angley 
secondary school, Cranbrook, is located some 8km away.    

 
10.20 The Sissinghurst appeal identified the extent of the significant shortfall in housing 

supply and confirmed that the Borough could not demonstrate a five year supply in 
the context of the NPPF.  The contribution to the housing supply carried weight in 
favour of that proposal.  The Inspector acknowledged that Sissinghurst is a tier three 
settlement in the Core Strategy that is low down on the Council’s priorities for 
development and that the landscape and visual impact would be such that the “harm 
would be reasonably substantial” but also gave weight to the site’s location on the 
“edge of the existing village, within fairly close proximity to these services/facilities”. 
The Inspector also acknowledged pedestrian and cycle links to other settlements are 
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limited.  However, overall, and in particular, the contribution to the supply of housing, 
carried very considerable weight in favour of the proposals.  Overall the appeal 
proposals at Common Road, Sissinghurst, were considered to be sustainable.   

 
10.21 The site the subject of this application lies in close proximity to Hawkhurst, a second 

tier settlement.  It is also served with a footway, which has not been the case in 
some other examples that have received permission since the Sissinghurst appeal.  
The site would be accessible to a tier one settlements (Tunbridge Wells and 
Southborough) through the proximity of the site to the A21 to the west (accessed 
within a short drive from the site), although it is recognised that this would be by 
using the private car.  However, facilities and opportunities arise from the proximity 
of these main settlements.   

 
10.22 As part of the evidence gathering for the Local Plan Review, the Borough has 

prepared a Settlement Role and Functions Study 2017.  Whilst this is part of the 
evidence base, it highlights the NPPG advice that: 

 
"all settlements can play a role in delivering sustainable development in rural areas – 
and so blanket policies restricting housing development in some settlements and 
preventing other settlements from expanding should be avoided unless their use can 
be supported by robust evidence." 

 
10.23 The Settlements Role and Function Study indicates that The Moor and Hawkhurst 

scores more highly than Sissinghurst in respect of the facilities on offer.  It is noted 
in the study that “All the other settlements (in the group), apart from Sissinghurst, 
have at least one shop in addition to the post office and convenience store”.  
Services and facilities are accessible from the application site.  A part time post 
office is located with the recreation ground to the east, there is a church, small 
surgery and a public house within The Moor and (other facilities).  Bus stops are 
located along Horns Road in close proximity to the site can be reached in less than 5 
minutes and approximately 8 minutes to the doctors and playground, 13 to the local 
off licence and 7 minutes to the closest public house on foot.  

 
10.24 The application site falls part within the LBD, however, there is a difference in that the 

main village centre, with the facilities that it has to offer, is some distance, on foot, 
with a significant uphill stretch from The Moor into Hawkhurst.  This makes the 
prospect of walking to the primary school and retail facilities, in particular, less likely, 
although still possible.  

 
10.25 However, given the site’s location partly within and immediately adjacent to an LBD 

boundary and connectivity and distance to services and public transport links the 
application site is considered, on balance, to be sustainably located, which is the 
same conclusion that was reached at the previous application.   

 
10.26 Whilst part 1 of Policy HD1 of the Hawkhurst Neighbourhood Plan states that priority 

will be given to previously developed land over greenfield sites part 2 of the policy 
supports small scale developments within walking distance of shops and amenities 
and part 3 of the policy states that greenfield housing should be contiguous with the 
edge of the existing developed parts of the Parish of approximately 5-10 dwellings, 
which is considered to be the case in this instance.   

 
Use of Previously Developed Land (PDL) 

10.27 Annexe 2 of the NPPF defines ‘previously developed land’. This is, inter alia, defined 
as land which has previously been occupied by permanent or fixed surfaced 
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infrastructure. Scrublands are excluded from this definition. The site does not amount 
to PDL. 
 
Housing considerations (social and economic role)  

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

 
10.29 In addition, the scheme would result in additional population to support local services 

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

 
10.30 Future occupiers would make a contribution to the social vitality of Hawkhurst, as 

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

 
Impact on landscape and heritage assets (environmental and social role)  

10.31 This is assessed in detail below, however, in summary, the site falls within a 
designated landscape, the High Weald AONB, and Paragraph 11 of the NPPF, 
footnote 6 – comments that development should be restricted.  This would weigh 
against the scheme.   

 
10.32 The site lies some 130m, to the north west of The Moor Conservation Area and to the 

immediate south of the Grade II listed building of Lodge Cottage. This is a 
reasonable separation distance, and there is development intervening between the 
historic core of The Moor and the application site.    

 
10.33 The Conservation Officer concludes that “less than substantial harm would be 

caused to the setting of the Conservation Area (Hawkhurst – The Moor) and the 
listed building to the north of the site.  The proposal would result in a change in 
character on the site, and any harm identified should be weighed against the benefits 
of the proposal. 

 
10.34 In terms of landscape impact, and the impact on the AONB, this will be addressed in 

greater detail below.  However, the site comprises of predominantly scrubland that is 
not considered to significantly contribute to the character of the sites locality. It is also 
noted that replacement planting is proposed towards the boundaries of the site which 
would mitigate the loss of planting caused by the proposed built form.   

 
Impact on ecology (environmental role) 

10.35 A badger sett is located on the site.  It is noted however that badgers are not a 
European Protected species and so are not covered by the Habitat regulations.  The 
main issue with regard to badgers is welfare.  

 
10.36 A badger survey has been submitted with the application and has been prepared by 

a suitable professional to a recognised methodology.  The Council’s Landscape and 
Biodiversity Officer has reviewed the application and largely agrees with the 
recommendations and mitigation methods set out within this document. This matter 
can be dealt with via conditions and consent would also be required from Natural 
England for some of these proposed works.   

 
10.37 Concerns have been raised in regards to the loss of a priority habitat. All woodlands 

are considered to be priority habitats.  Whilst there remains an absence of an 
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overarching assessment of net gain and a clear narrative on mitigation requirements, 
this can also be addressed through conditions and at reserved matters stages. The 
Council’s Landscape and Biodiversity Officer has also raised no objection to the 
proposed removal of existing landscaping or the application as a whole.   

 
10.38 A number of concerns have been raised in regards to the impact of the development 

upon owls that have been sited at the site.  Owls are covered by the basic legal 
protection afforded to most wild birds and also extra legal protection against 
disturbance when nesting. The Wildlife & Countryside Act 1981 provides protection 
for Barn Owls and most other wild bird species in England, Scotland and Wales. The 
eggs and nests of most bird species are also protected.  

 
10.39 Sites used by Owls have no protection per se, other than that afforded by virtue of 

the presence of other protected flora or fauna. However, because nesting adults and 
dependent young are protected against disturbance, the trees in this case that they 
may occupy are effectively protected during these periods. At other times nest and 
roost sites can be legally altered or even destroyed. Suitable Owl foraging habitat 
receives no protection other than that afforded by virtue of the presence of other 
protected flora or fauna. What this effectively means is that even though a particular 
area may prove attractive to a foraging Owl, this does not confer the area any sort of 
statutory legal protection, irrespective of the time of year, and whether or not the 
birds are breeding. Whilst local residents have sited owls on the site there is no 
evidence to suggest that owls are nesting at the site and it is noted that the clearance 
of the majority of the trees and vegetation has previously been granted under the 
previous outline consent. From discussions with the Council’s Landscape and 
Biodiversity Officer it is considered that this matter can be dealt with via conditions 
and informatives.  

 
Summary of whether the proposal comprises sustainable development 

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

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

no objection in principle to the proposal. 
 
 Visual Impact and Impact on the AONB 
10.42 In design terms the proposal falls to be considered against the relevant policies and 

guidance at local and national level. Local Plan Policy EN1 requires the design of a 
proposal to respect the context of its site and that the proposal would not result in the 
loss of significant buildings, related spaces, trees, shrubs, hedges, or other features 
important to the character of the built up area. Local Plan Policy EN25 seeks to 
ensure that proposals will have a minimum impact upon the landscape character of 
the locality and would not result in an unsympathetic change to the rural landscape or 
character of the area.   

 
10.43 Adopted Development Plan Policy (including Core policies 4 and 14) requires the 

conservation and enhancement of the AONB and rural landscape.  As set out 
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above, the site is sensitive due to its position within the AONB and being on the edge 
of a historic settlement, a settlement that demonstrates key components of the 
AONB.  The NPPF confirms that a policy of restraint applies within the AONB. 
However, it is important to establish the character of the site and the surrounding 
area, that is currently one of developed land, partially within and adjacent to a small 
settlement.   

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

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

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

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

 
10.46 The site falls within Local Landscape Character Area 11 Hawkhurst Wooded 

Farmland.  This is identified as a peaceful, managed, farmed landscape of pasture 
and open arable land on the gentle open slopes… fields are bounded by thick shaws 
with some deep intersecting ghylls.  Key characteristics include small scale pasture 
landscape with a peaceful rural ambience opening out into larger rolling arable 
slopes to the valleys, with accessible settled landscape crossed by numerous roads 
and rural lanes.  Hawkhurst is located on the broad, high plateau on the main 
ridgeline between the Rother Valley and the Hexden Channel.   

 
10.47 Objectives include “Control of further development proposals which could adversely 

affect the balance of settled/farmed landscape and tip the scales away from a rural 
quality to a more urban character”, avoid any form of large-scale development, as 
there is no precedent for this within the area, avoid deterioration of the currently high 
quality built environment and vernacular heritage. The LBO comments that the site is 
consistent with the character area within which it sits, and large scale development 
would be a particular concern, would run counter to the local objectives and has not 
demonstrated it would preserve and enhance landscape character.   

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

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

 
10.49 Policy LP1 of the Hawkhurst Neighbourhood Plan states that proposals should not 

have an unacceptable adverse visual impact on the landscape setting of the village 
or views of the key landmarks. Policy LP2 seeks for the conservation and 
enhancement of the AONB. 

 
10.50 The proposed development seeks the erection of 9 dwellings in the form of two 

terrace rows with a central courtyard/parking area and gardens abutting the north 
and east boundaries.  The site is located at the end of Red Oak in a relatively 
prominent location. Red Oak comprises a mix of semi-detached, maisonette and 
apartment properties which are largely brick finished with some small sections of tile 
hanging on some properties.  Given the character of the road it is not considered 
that the proposal would be out of character with the locality. 
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10.51 The proposed terrace rows would be sited on a similar footprint to that of the 

buildings shown on the indicative plans submitted under 18/03839/OUT. Whilst the 
now proposed buildings are of a slightly larger footprint than those shown on the 
previously submitted indicative plans provided under 18/03839/OUT, the proposed 
development is not considered, on balance, to result in an overly developed site or 
appear cramped.  The proposal would be considered to respect the general density 
of development in the immediate area.  It is also noted that the now proposed 
buildings do not include a third storey or habitable roof space which was previously 
shown on the indicative drawings submitted with the previously approved outline 
application.  The proposed terrace rows are not considered to be of a scale that 
would appear excessive, at odds with the surrounding area or harmful to its 
character. 

 
10.52 The proposed development, whilst visible from Red Oak, would not be considered to 

appear dominant in the street scene or of an excessive scale when seen in the street 
as a whole. Plots 5-9 would be set back approximately 15m from the sites entrance 
and would sit on a notably lower land than that of the closest public vantage point 
along Red Oak.  Plots 1-4 would also be considered to be largely screened from the 
majority of public vantage points along Red Oak again by the natural land levels, 
which slope towards the rear and north of the site, and by Santer House where plots 
1-4 would sit to the rear of this building and would thus be screened, to a large 
extent, by it.  The north and east boundaries of the site would retain the existing 
planting and more established trees which would provide a good level of screening 
from Hensill Lane. Because of this it is not considered that the proposed 
development would appear highly visible or prominent.  

 
10.53 The land level of the site slopes downwards towards the rear of the site. Two section 

drawings have been provided which indicate that a small amount of cut and fill of the 
land would be required in order to construct the dwellings. This is not considered to 
be a significant amount and would not be considered to be detrimental to the sites 
locality.  However, the plans provided do not show what the finished levels would be 
for the entire site, including the proposed footpaths/links to the bin stores proposed to 
the rear of the properties. A condition has therefore been recommended for the 
existing and finished levels to ensure that the works would not be detrimental upon 
the trees surrounding the site which are to be retained.   

 
10.54 The proposed buildings are considered to be of a form that would be in keeping with 

the surrounding properties.  The proposed brick and tile finishes on the properties 
would also be considered to be in keeping and not appear at odds. Two of the 
proposed units are proposed to be finished in composite weatherboarding.  Whilst it 
is acknowledged that this is not a material used along Red Oak it would break up the 
bulk of the proposed terrace rows and would not be considered to appear visually 
intrusive in the street scene.  To ensure the materials are of a suitable quality and to 
ensure a satisfactory appearance to the development a condition has been 
recommended requiring further details and samples.  The proposed design and 
layout of the development would be considered to respect the sites locality.   

 
10.55 Whilst the new parking area arrangements would result in additional hardstanding at 

the site and appear more urban this would not be considered to be out of character 
with the area, given its location adjacent to the LBD, and would not warrant the 
application being refused on such grounds. 

 
10.56 The proposal would result in the loss of a number of trees at the site.  The trees on 

the site appear to be self sown specimens and from discussions with the Council’s 
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Tree Officer are of mediocre quality as individuals, although have a better combined 
group value. The individual trees would not warrant a TPO. The more established 
and higher value trees to the north and east boundaries are to be retained and could 
be protected through conditions, which helps to soften the visibility and visual impact 
of the site, particularly during the summer month, and the Council’s Tree Officer is 
satisfied that these trees can be retained with suitable tree protection measures. A 
condition requiring the submission of a landscaping scheme, which shall include 
some additional tree planting within suitable areas of the site has also been 
recommended to ensure a satisfactory appearance to the development.   

 
10.57 Whilst the proposed development would result in an increase in built form at the site 

it is not considered that the proposal would appear overly cramped, constitute 
overdevelopment site or be at odds with the site’s locality. In order to ensure a 
satisfactory appearance to the development a condition is recommended requesting 
material samples and details are submitted to and approved in writing prior to works 
commencing.   

 
10.58 The design and scale of the proposal is considered to be acceptable and would 

preserve that character of the street scene and not appear visually intrusive in the 
sites locality. It is considered that the proposed development in this location would 
not appear alien or significantly out of context with the area and that the proposal, 
particularly the apartment building. is not of an excessive scale in comparison to 
other surrounding properties in the area. The proposal is of a design which is 
considered to be of a good quality and would not appear visually intrusive. 

 
10.59 The proposed bike and bin stores are considered to be of a modest scale that would 

not appear highly prominent or visually intrusive. They are not considered to have a 
detrimental impact upon the character of the area or the street scene.  It is noted 
that a number of concerns have been raised in regards to an entrance gate to the 
site. This has been removed from the scheme and the proposal would not be a gated 
development.   

 
10.60 From discussions with the Council’s Landscape and Biodiversity Officer and Tree 

Officer the site is not considered to significantly contribute to the character of the 
area and the scrubland and vegetation proposed to be removed is not of significance. 
Additional planting is proposed across the site which would soften the visual impact 
of the proposed development.  The proposal, on balance, is not considered to have 
a detrimental impact upon the character or appearance of the wider landscape or 
AONB.   

 
10.61 It is concluded that the amount, scale and design of the proposals would be in 

keeping with the character and appearance of the surrounding area, in accordance 
with both local and national planning policy and guidance and would not be 
detrimental to the AONB.   

 
 Residential Amenity 
10.62 The proposed development is considered to have the most impact upon Lodge 

Cottage to the north of the site and Santer House and Gunther House both to the 
south of the site.  

 
Lodge Cottage 

10.63 This is a detached property located along Heansill Lane to the north of the 
application site.  Plots 5-9 would be located approximately 16m from this 
neighbouring dwelling.  By virtue of this separation distance, the scale of the 
proposed development, orientation of the proposed units in relation to this 
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neighbouring property and the boundary trees and planting to be retained the 
proposal is not considered to result in such a loss of light, outlook or privacy to this 
property that would warrant the application being refused on such grounds.   

 
Santer House 

10.64 This apartment block is situated on a higher land level to that of the application site 
and the south side elevation of plots 1-4 would be sited approximately 20m from the 
rear elevation of this property and sited on a lower land level.  Because of this it is 
not considered that the proposed development would cause such a loss of light or 
outlook to these neighbouring properties that would warrant the application being 
refused.  In regards to privacy, a window is proposed above ground floor level on the 
south facing side elevation of plots 1-4 (plot 1) that would serve the stairs/landing. A 
condition has been recommended that this window is of obscure glazing to ensure 
that it does not overlook the rear elevation or rear gardens of Santer House.   

 
Gunther House 

10.65 This building would again be sited on a higher land level than the application site and 
is sited approximately 25m from the sites access point and over 30m from either of 
the proposed terrace rows.  By virtue of this separation distance and the land levels 
the proposed development is not considered to have a detrimental impact upon this 
property and would not cause an unacceptable loss of light, outlook or privacy. 

 
Noise 

10.66 The use of the site for eight additional units is not considered to raise a significant 
increase in noise levels in the area that would warrant the application being refused.  
It is also noted that Environmental Protection has raised no comments or concerns in 
regard to noise.   

 
Future Occupiers of Proposed Units 

10.67 The proposed units as shown on the layout are not considered to be unduly shaded 
or overlooked by surrounding development and the private amenity spaces are not 
considered to be cramped or restricted in size. Whilst it is acknowledged that there 
would be some views of the rear gardens of plots 1-4 from the neighbouring property 
of Santer House, it is considered by virtue of the separation distance that these views 
would not be significant. It is also considered that with additional planting along this 
boundary that views could further be restricted/softened. The existing trees to be 
retained are not considered to adversely restrict light flow or outlook to the new 
dwellings. The proposed units are considered to have acceptable living conditions.  
Each unit is also considered to have adequate refuse storage areas.   

 
Summary 

10.68 Taking account of the above it is considered that the proposed development would 
respect the amenities of all of the nearby neighbouring properties and that the 
proposed units would have suitable living conditions.   

 
 Impact upon Heritage Assets 
10.69 Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 

1990 and case law makes it clear that, amongst other things, when a development 
will harm a heritage asset of its setting, the decision-maker must give that harm 
considerable importance and weight; with reference to S.72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 makes it clear that the decision-maker is 
only asked to preserve the special character and appearance of the Conservation 
Area and not enhance it.  It is necessary to consider therefore the level of harm 
caused to the CA and listed buildings.  
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10.70 NPPF section 192 states that in determining planning applications, ‘local planning 
authorities should take account of ….’the desirability of new development making a 
positive contribution to local character and distinctiveness’.  Distinctiveness includes 
the local pattern of street blocks and plots, building forms, details and materials, style 
and vernacular, landform and gardens and wildlife and habitat.  Distinctiveness is 
about an area’s function, history and culture and its potential need for change, not 
just the built environment.  Paragraph 194 highlights that any harm to the 
significance of a designated heritage asset should require clear and convincing 
justification.  Paragraph 196 sets out that where a development proposal would 
result in less than substantial harm to the significance of an asset the harm should be 
balanced against the public benefit.    

 
10.71 The means of access will be via the existing Red Oak access, with no impact 

therefore on the approach to the Conservation Area, given the sites set back from the 
main road of Horns Road. The scale of development proposed in this instance is 
relatively minor, but nevertheless there would be some small amount of harm to the 
rural setting of the nearby cottages, which were previously isolated. A 1950s 
development stops before the cross roads and this allows some appreciation of the 
buildings in their original setting. Landscaping would assist with this, but masking 
with green boundaries alone will not hide the impact of additional development on 
land which was previously undeveloped.  

 
10.72 The area is the oldest centre of development here, with a particularly rural character 

and organic growth to it, in slight contrast to the Hawkhurst - High Gate and All Saints 
Conservation Area. The Red Oak development, though well established, as a cul de 
sac development of a fairly regular layout, relates more to the modern development 
to the west of the Conservation Area and therefore the level of harm is considered to 
be very minor. However, there is a small amount of impact on the setting of the 
Conservation Area by continuing a harmful form of development (continuing the 
'dead end' with little legibility or reference to the historic grain of the Conservation 
Area). 

 
10.73 The Council’s Conservation Officer concludes that the development would be at the 

lower end of less than substantial harm and could be mitigated further by an 
appropriate landscaping and materials conditions.  

 
10.74 Given the identified housing need, and contribution towards the supply, this 

contribution needs to be balanced against the “less than substantial harm” caused to 
the Conservation Area and grade II listed building.  On balance, it is considered that 
there is a public benefit to be weighed against the level of harm in this instance. It is 
also acknowledged that outline consent for up to 9 units at the site has previously 
been granted and in this case the public benefit of housing provision outweighed the 
limited less than substantial harm to Heritage Assets.   

 
Trees 

10.75 An Arboricultural Impact Assessment and Method Statement have been submitted 
with the application and have been prepared by a suitable professional to a 
recognised methodology. From discussions with the Council’s Tree Officer it is 
considered that the trees on the site appear to be self sown specimen and are of are 
of mediocre quality as individuals, although have a better combined group value. The 
individual trees would not warrant a TPO. 

 
10.76 The trees considered to be of most value are the mature ones outside of the 

application site and on the opposite side of Hensill Lane. These trees are to largely 
be retained and from discussions with the Council’s Tree Officer it is considered that 
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these trees can be retained and that the development would not have a detrimental 
impact upon them.  A condition has been recommended ensuring that they are 
adequately protected, this would need to be assessed in coordination with the 
proposed land levels to ensure compatibility particularly in relation to the footpath to 
the side/rear of the proposed plots and the cycle stores within the rear gardens.   

 
10.77 Comments have been made in regards to the development being harmful to ancient 

woodland. The site is not designated as ancient woodland. There is ancient 
woodland to the north west of the site where the buffer zone is situated 
approximately 43m from the application site. This separation distance would ensure 
that the proposed development would not have a detrimental impact upon ancient 
woodland.   

 
 Highway Safety and Parking 

Access 
10.78 The proposed development is proposed to be accessed via Red Oak and through the 

former garage site. This access is considered to be adequate to support the 
proposed development. Whilst it is acknowledged that the development would 
increase vehicle movements along Red Oak It is not considered that this application 
could be refused on the grounds of inadequate or unsuitable vehicular access. It is 
also noted that the access to the adjacent parking spaces, in the footprint of the 
former garage block (which are outside the application site), are to be maintained as 
existing and unaffected by the proposed development, including access to them.   

 
Parking provision for occupiers of the proposed development 

10.79 With regards to parking provision for the proposed residential units, the proposal 
provides 17 parking spaces for the proposed 9 units. The site, as discussed, is also 
considered to be in a sustainable location and in relatively close proximity to local 
services.  The proposal is considered to accord with KCC parking standards.  
Therefore, the level of parking provided for the new dwellings is considered to be 
acceptable for the site’s locality.   

 
Loss of existing parking, and provision of parking for non-occupiers of the proposed 
development 

10.80 A number of objections have been received in regards to the loss of parking in the 
area and increased parking pressure that would be caused by the development. The 
main concerns relate to the loss of parking in the area previously occupied by the 
former garage block, which is located outside of the application site and increased 
parking pressure along the road of Red Oak.  

 
10.81 A review of the planning history has indicated that there would appear to be no 

planning conditions requiring that the surface car parking spaces, be maintained for 
parking use in association with any residencies within the surrounding area.   

 
10.82 With this in mind, there are no planning controls which could prevent the owners of 

the site from either physically closing the car parking area, or from introducing car 
parking controls on the site.   

 
10.83 However, before considering the implications of the above, Officers have assessed 

whether the loss of surface parking would have a material impact on increasing 
parking pressure in the surrounding highways, and whether this would have an 
impact on highway safety.  Inspectors have traditionally only given weight to 
concerns regarding highway safety and any impact on convenience of residents is 
not considered to be a matter that would warrant refusal of this application. 
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10.84 From visiting the site it is understood that residents are able to park in the former 
garage site and along the road of Red Oak without any restrictions or need for a 
permit. The parking spaces in the location of the former garage block are to be 
retained as existing and are to be unaffected by the proposal. It is understood that 
currently vehicles park in what is a turning head for the former garage site.  This is 
not a defined parking area or space.  The land subject to this application is not a car 
park. Any parking that takes place on the edge of the site has not been authorised 
and has occurred by default. Therefore no existing lawful parking spaces are to be 
lost by the development and the proposed development “consumes its own smoke” 
by providing sufficient car parking for the proposed residential unit.  

 
10.85 Nonetheless it is considered the loss of the 2/3 vehicles that are understood to 

currently park in this turning head and which would be displaced could be 
accommodated in the area and surrounding roads. Their displacement would not 
result in a highway safety concerns. As stated before, Inspectors have traditionally 
only given weight to concerns regarding highway safety and any impact on 
convenience of residents is not considered to be a matter that would warrant refusal 
of this application. 

 
Contributions 

10.86 It is noted that KCC Highways have requested a contribution of £1,000 per dwelling 
towards public transport services, and improved bus infrastructure adjacent to the 
site. This is in order to improve the flow of traffic through the A229/A268 junction. 
However, the NPPG states that contributions should not be sought from 
developments of 10-units or less. Given that this proposal is for a residential 
development of up to 9 dwellings, the proposal does not meet the criteria to justify 
the contribution requested from KCC Highways.  KCC have also acknowledged that 
such a contribution was not secured under the outline permission and it would 
therefore not be considered appropriate to seek a contribution under this application.  
With the above guidance and previous decision in mind, the absence of such a 
contribution, given the scale of the development and its location, would not result in 
an impact on the congestion at the junction that would result in a severe impact. The 
Highway Authority has not recommended refusal in the absence of the contribution. 

 
Emergency Vehicle and Refuse Access 

10.87 Concern has been raised regarding the access of emergency vehicles and refuse 
collection vehicles along Red Oak following the displacement of vehicles from the 
site. No change to the existing access point onto Red Oak is proposed, and as 
addressed above it is considered that the displaced cars can be accommodated in 
the area which would not have a detrimental impact upon access for emergency 
vehicles and refuse vehicles. 

 
Summary 

10.88 Taking the above into account, it is not considered that there would be grounds to 
refuse this application in relation to the loss of the garaging and parking area or harm 
to highway safety.  The proposals therefore comply with Local Plan Policy TP4. 

 
 Flood Risk & Drainage 
10.89 Paragraph 155 of the NPPF states that ‘Inappropriate development in areas at risk of 

flooding should be avoided by directing development away from areas at highest risk 
(whether existing or future). Where development is necessary in such areas, the 
development should be made safe for its lifetime without increasing flood risk 
elsewhere.’ Paragraph 163 goes on to comment that ‘When determining any 
planning applications, local planning authorities should ensure that flood risk is not 
increased elsewhere. 
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10.90 Local Plan Policy EN18 sets out that within those developed areas identified by the 

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

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

or a Strategic Flood Risk Area.  
 
10.92 Surface water discharge from the hard areas is proposed to be attenuated on site 

using a ‘Hydro-brake chamber’ to be constructed below the proposed car parking 
courtyard area. The surface water attenuation chamber is proposed to discharge to a 
new drain leading to a head wall connection to the part of the existing watercourse 
that runs along (and inside) the western boundary of the application site. From 
discussions with KCC Flood and Water Management it is considered that the 
proposed development would not result in a significant increase in flooding or surface 
water run off, however to ensure that this isn’t the case conditions have been 
recommended.  

 
Draft Local Plan 

10.93 The Draft Local Plan is currently at the Reg 18 consultation stage of the plan making 
process and representations have been received and are currently under review. 
Whilst it forms part of the Development Plan the amount of weight to be attached is 
minimal at this time.   

 
10.94 Consultation on a Pre-Submission Local Plan (Regulation 19) is proposed from 

March 2020 – May 2020 for an 8 week consultation period with the current timeline 
indicating a submission of the plan in Autumn 2020 to the Inspectorate. Whilst there 
are a number of draft allocations in and around Hawkhurst these allocations have not 
been confirmed and could still at any point be removed from future versions of the 
Draft Local Plan.  

 
10.95 Given this and that the preparation of the Development Plan Evidence Base is still 

being undertaken by the Council prior to its submission for public examination it is 
considered that the emerging Local Plan, at its current stage, can only be attached 
minimal weight at this time when assessing planning applications. The application is 
therefore not considered to be unacceptable because of this.   

 
Other Matters 
Construction Management 

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

 
Local Services 

10.97 Concern has also been raised regarding the impact upon the local GP practise, 
dental practise and schools. The proposal is below the threshold for financial 
contributions towards providing additional capacity. 

 
 
 



 
Planning Committee Report 
10 June 2020 

 

Public Footpath 
10.98 Hensill Lane which adjoins the boundary of the application site is a designated Public 

Right of Way (WC196). Concerns have been raised in regards to the impact upon 
this route way. This does not form part of the application site and given that the 
boundary planting is to retain the character and views from along this vantage point 
is not considered to alter significantly. An informative has been attached to ensure 
that the right of way remains open at all times during the works.   

 
Clearance Works 

10.99 A number of the trees proposed to be removed have now been removed from the site 
and concerns have been raised that these works have commenced prior to consent 
being issued. These trees are not protected by TPO and the site already benefits 
from an outline planning consent. Furthermore, the works undertaken did not amount 
to development and would not have required planning consent in their own right. 
Therefore, is not considered to be a planning breach here as there is nothing, in 
planning terms, to prevent these clearance works taking place.   

 
Sewage Capacity 

10.100 Concerns have been raised in regards to the capacity of the existing sewage 
capacity.  Southern Water have been consulted on the application and have not 
objected to the proposal or stated that there is insufficient capacity to support the 
proposal. However, they have advised that a formal application for connection to the 
public sewerage system is required in order to service the development. an 
informative has therefore been attached.   

 
Accuracy of Plans 

10.101 Comments have been made in regards to the accuracy of the submitted plans and 
details.  The plans are within the tolerances of accuracy and all of the proposed 
plans are considered to be consistent with one another. Further detail in relation to 
the land levels and finished floor levels is recommended through conditions.  

 
Conclusion 

10.102 Based on the above, the residential development proposed is considered to be 
acceptable in principle and would be within a sustainable location. The scale, 
massing and design of the proposal is considered to be acceptable and in keeping 
with the surrounding area. The siting and scale of the proposed units in relation to the 
neighbouring properties is not considered to be detrimental to residential amenity.  It 
is considered that there is sufficient parking provision to serve the new units and that 
the proposal would not be detrimental to highway safety.  Issues relating to tree 
protection, ecology, landscaping and drainage can be adequately controlled through 
conditions.  It is therefore recommended that this application be approved subject to 
the conditions set out below.  

 
11.0 RECOMMENDATION – GRANT Subject to the following conditions: 
 

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

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

 
2. The development hereby permitted shall be carried out in accordance with the 

following approved plans: 
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D-PLG 1598 19C - Landscape Proposals 
Ecology Management Plan (dated December 2019)  
6435-3-C - Proposed Entrance Arrangements 
6435-1-C - Proposed Site Layout Plan 
6435/11/B - Plots 1-4 - Elevations 
6435/21/B - Plots 5-9 - Elevations 
6435-10 - Proposed Floor Plans Plots 1-4 
6435-20 - Proposed Floor Plans Plots 5-9 
6435/30/B - Site Section A-A 
6435/31/B - Site Section B-B 
Arboricultural Report (dated December 2019) 
06935-jmla-TP-00-DR-D-0200-S4-P02 - Outline Drainage Works GA 
06935-jmla-TP-00-DR-D-0210-S4-P02 - Outline External Works GA 
06935-jmla-TP-00-DR-D-2255-S4-P03 - Common Parts Maintenance 

 
Reason: To clarify which plans are approved 

 
3. Written details including source/ manufacturer, and photographic samples of bricks, 

tiles and cladding materials to be used externally along with details of surfacing shall 
be submitted to and approved in writing by the Local Planning Authority before any 
above ground development is commenced and the development shall be carried out 
using the approved external materials. 

 
Reason: In the interests of visual amenity 

 
4. The hereby approved development shall be carried out in strict accordance with the 

Arboricultural Impact Assessment and Method Statement (Rev A) submitted with the 
application unless otherwise approved in writing by the Local Planning Authority.   
 
Reason: To safeguard existing trees and to ensure a satisfactory appearance to the 
development.   

 
5. No equipment, machinery or materials shall be brought onto the site prior to the 

erection of approved barriers and/or ground protection except to carry out pre 
commencement operations approved in writing by the local planning authority.  
These measures shall be maintained until all equipment, machinery and surplus 
materials have been removed from the site.  Nothing shall be stored or placed, nor 
fires lit, within any of the protected areas.  No alterations shall be made to the siting 
of barriers and/or ground protection, nor ground levels changed, nor excavations 
made within these areas without the written consent of the local planning authority; 

 
Reason:  To safeguard existing trees to be retained and to ensure a satisfactory 
setting and external appearance to the development. 

 
6. The hereby approved development shall be carried out in strict accordance with the 

detailed sustainable surface water drainage plans submitted unless otherwise 
approved in writing by the Local Planning Authority.  
 
Reason: To ensure the development is served by satisfactory arrangements for the 
disposal of surface water and to ensure that the development does not exacerbate 
the risk of on/off site flooding.  

 
7. No building hereby permitted shall be occupied until a Verification Report, pertaining 

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

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

 
8. The area shown on the approved drawings as vehicle parking space and turning 

shall be provided, surfaced and drained in accordance with the details submitted in 
this application before the premises are occupied, and shall be retained for the use of 
the occupiers of, and visitors to, the development, and no permanent development, 
whether or not permitted by the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking and re-enacting that 
Order), shall be carried out on that area of land so shown or in such a position as to 
preclude vehicular access to this reserved parking/turning space. 

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

 
9. No above ground construction shall take place until a landscape scheme designed in 

accordance with the principles of the Council’s Landscape Character guidance has 
been submitted to and approved in writing by the Local Planning Authority.  The 
scheme shall show all existing trees, hedges and blocks of landscaping on and 
immediately adjacent to, the site and indicate whether they are to be retained or 
removed along with details of boundary treatments.  It shall detail measures for 
protection of species to be retained, provide details of on site replacement and new 
planting to mitigate any loss of amenity and biodiversity value together with the 
location of any habitat piles and include a planting specification, a programme of 
implementation and a 5 year management plan.  The landscape scheme shall 
specifically address the need to provide additional planting at the site.  The 
approved scheme shall be implemented in accordance with the programme of 
implementation.   
 
Reason:  These details are required to ensure a satisfactory setting and external 
appearance to the development. This information is required before the development 
commences with the programme of implementation.   
 

10. The hereby approved development shall be carried out in strict accordance with the 
approved details of the proposed means of foul and surface water sewerage disposal 
unless otherwise agreed in writing with the Local Planning Authority.  

 
Reason: In order to avoid unacceptable additional use of existing drainage 
infrastructure and to avoid pollution of the surrounding area. 

 
11. The hereby approved development shall be carried out in strict accordance with the 

approved Ecology Management Plan (EMP) unless otherwise approved in writing by 
the Local Planning Authority. It shall be implemented in accordance with the 
approved proposals within it and shall be carried out in perpetuity. 
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Reason: To protect and enhance existing species and habitat on the site in the 
future.  

 
12. Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking and re-enacting that 
Order), no windows or similar openings shall be constructed in the elevations above 
ground floor level or roof of the buildings, other than as hereby approved. 

 
Reason: In the interests of the amenity of occupants of the nearby dwellings. 

 
13. Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking or re-enacting that Order 
with or without modification), no development shall be carried out within Classes A, 
B, C, D or E of Part 1 or Class A of Part 2 of Schedule 2 of that Order (or any Order 
revoking and re-enacting that Order), without approval of the Local Planning 
Authority. 

 
Reason: In the interests of visual amenity. 

 
14. No works shall take place until a site specific Construction Management Plan has 

been submitted to and been approved in writing by the Local Planning Authority. The 
plan must demonstrate the adoption and use of the best practicable means to reduce 
the effects of noise, vibration, dust and site lighting. The plan shall include, but not be 
limited to: 

 

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

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

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

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

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

 Design and provision of site hoardings. 

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

 Provision of off road parking for all site operatives. 

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

 Measures to manage the production of waste and to maximise the re-use of 
materials. 

 Measures to minimise the potential for pollution of groundwater and surface water. 

 The location and design of site office(s) and storage compounds. 

 The location of temporary vehicle access points, if neccessary, to the site(s) during 
the construction works. 
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 The arrangements for public consultation and liaison during the construction works. 

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

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

 
15. Before the first occupation of the hereby approved dwelling, shown as Plot 1 on the 

approved plans, the south facing side window at first floor level shown to serve a 
landing/stairway and on the approved floor plans; shall be fitted with glass that has 
been obscured to Pilkington level 3 or higher (or equivalent) and shall be 
non-opening up to a minimum height of 1.7m above internal floor level. Both the 
obscured glazing and the non-opening design shall be an integral part of the 
manufacturing process and not a modification or addition made at a later time. The 
windows shall thereafter be retained as such. 

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

 
16. The hereby approved development shall be carried out in strict accordance with the 

approved lighting details submitted unless otherwise approved in writing with the 
Local Planning Authority.   

 
Reason: In the interest of protecting the character and amenities of the locality. 

 
17. The development to be carried out in strict accordance with the Badger Mitigations 

Strategy as set out in the approved Five Year Ecological Management Plan (Green 
Space Ecological Solutions December 2019) and the requirements of any licence 
issued by Natural England in respect and any subsequent revisions to the mitigation 
strategy agreed in writing with the Local Planning Authority. 

 
Reason: To ensure adequate protection and safeguard Badgers.  

 
18. Prior to the commencement of development, details of the existing land levels and 

proposed levels (including finished floor levels and spot levels throughout the site) 
shall be submitted to and approved in writing by the Local Planning Authority. The 
development shall then be carried out at the approved levels. 

 
Reason: In the interest of visual and residential amenity and to ensure that 
surrounding trees are not harmed. This is a pre-commencement condition as the 
levels are integral to the commencement of any development of the site. 

 
INFORMATIVES 
 

1. The public right of way should remain open and available at all times. However if it is 
necessary to temporarily close the footpath during the development, the applicants 
should contact KCC Public Rights Of Way team. 

 
2. A formal application for connection to the public sewerage system is required in order 

to service this development. To initiate a sewer capacity check to identify the 
appropriate connection point for the development, please contact Southern Water, 
Sparrowgrove House Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel: 0330 
303 0119) or www.southernwater.co.uk. 
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3. Safe digging practices in accordance with HSE publication HSG47 “Avoiding Danger 
from Underground Services” must be used to verify and establish the actual position 
of the mains, pipes, services and other apparatus on site before any mechanical 
plant is used. 

 
4. As the development involves demolition and / or construction, It is recommend that 

the applicant is supplied with the Mid Kent Environmental Code of Development 
Practice. Broad compliance with this document is expected. 

 
5. Accessible EV rapid charge points (of 22kW or faster) are encouraged to be 

provided. Where these things are not practicable, contribution towards installation at 
nearby locations should be considered. 

 
6. It is the responsibility of the applicant to ensure, before the development hereby 

approved is commenced, that all necessary highway approvals and consents where 
required are obtained and that the limits of highway boundary are clearly established 
in order to avoid any enforcement action being taken by the Highway Authority. 

 
Case Officer: James Moysey 
 
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. 

 
 


