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Application Number

19/00340/AS

Location

Land south and east of, Tilden Gill Road, Tenterden, Kent

Grid Reference

89372/33117

Town Council

Tenterden

Ward

Tenterden South

Application
Description

Reserved matters application (access, appearance,
landscaping, layout, and scale) pursuant to extant outline
permission ref 14/01420/AS for the erection of up to 100
dwellings, parking, landscaping, open space and
associated works (revision to planning application
18/00448/AS)

Applicant

Mr M Besant, Redrow Homes, Prince Regent House,
Quayside, Chatham, Kent, ME4 4QZ

Agent

Mr D Leadon, Urbanissta Ltd, First Floor, East Side,
London, N1C 4AX

Site Area

5.6 ha

(a)

273/4R

(b)

R

(c)

KF&R – X, WKPS – R, ABC
OS – X, High Weald AONB
– X, KHS – X, KCC SUDs –
X, Police – X, NE – X, EA –
X, ABC Housing – X, AAG –
X, KCC PROW – X, KCC
Arch – X, ABC Refuse – X,
SW – X, KCC Biodiversity –
awaiting comments.

Introduction
1.

This application which is a major development is reported to the Planning
Committee at the request of the Ward Member Councillor Knowles.

2.

The application is an alternative approval of reserved matters application to
planning application 18/00448/AS which was deferred by the Planning
Committee of 12 December 2019 and again on the 16 January 2019. The
applicant has appealed to the Secretary of State against non-determination of
18/00448/AS and as such the decision now rests with the Planning
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Inspectorate for that particular application. As result of this, this substitute
approval of reserved matters application has been submitted with the
objective of addressing the Council’s previous reasons for deferral.

Site and Surroundings
3.

The site comprises an irregular shaped piece of undeveloped land of
approximately 5.6 ha in size. It is located to the south eastern edge of
Tenterden where it adjoins the Shrubcote Estate which is a series of modern
residential developments dating from the 1950’s onwards.

Figure 1: Site location plan

4.

The character of the existing development here is one of modern semi detached and terraced dwellings and flats, two storey in height and set out
along a series of cul-de-sacs. In general the immediate modern residential
development is of no great architectural character or merit, is not distinctive to
the area and is very much of its time.

5.

The site is bounded to the north by the rear gardens of dwellings along Tilden
Gill Road, Shrubcote and Priory Way - and to the east, south and west by
open countryside and an area of ancient woodland. The site is also located
adjacent to the northern edge of the High Weald Area of Outstanding Natural
Beauty.
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6.

Long views over open countryside characterise the site which comprises of
rough grassland, together with belts of woodland.

7.

There are a number of trees in the centre of the site which are protected by
virtue of a Tree Preservation Order. A further 14 trees and 4 groups are also
subject of a recent TPO which was served on the 16 November 2018.

8.

A group of 4 residential properties, including 2 listed buildings – the former
Belgar Farmhouse (now known as Belgar and a barn converted into two
dwellings - Weavers Barn and Old Belgar Barn as well as Belgar Oast House,
are positioned in the centre of the southern edge of the site. As such their
curtilages are surrounded by the permitted development site on 3 sides.

Figure 2: Locations of the listed buildings and TPO’s
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Figure 3: Site Location Aerial Map

Proposal
9.

The proposed development has the benefit of outline planning permission
granted on appeal in 2016 for a residential development of up to 100
dwellings. The proposal would provide 35% affordable dwellings in
accordance with the outline approval.

10.

Reserved matters ( for access, appearance, landscaping, layout, and scale) is
sought pursuant to extant outline permission ref 14/01420/AS for the erection
of 100 dwellings, parking, landscaping, open space and associated works.

11.

The development proposed is largely the same as the previous reserved
matters application (18/00448/AS) last considered by the Planning Committee
of the 16 January 2019 with a few minor amendments proposed which are a
direct response to the committee’s reasons for deferral.
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12.

The amendments incorporated into the reserved matters application are as
follows:
•
•
•

Flat blocks B and C relocated away from the boundary with the
adjacent AONB.
The height of flat blocks A, B and C reduced to 2.5 storeys.
A wider buffer strip incorporated between the development and the
Belgar Farm group of buildings. In addition no buildings are now
proposed within this buffer strip. Figure 4 below details the proposed
amended layout.

Figure 4: Proposed site layout
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13.

As a comparison, Figure 5 below details the layout that was previously
proposed under application 18/00448/AS.

Figure 5: Site layout proposed for deferred application 18/00448/AS

14.

When granting outline planning permission in 2016 the Planning Inspector
took account of the illustrative layout that showed how the site could be laid
out. The Inspector noted that the quantity of development proposed in relation
to the size of the site could be achieved without harming the nearby
designated and non-designated heritage assets and would not be
unacceptably harmful to the visual and environmental character and
appearance of the area.

15.

At the time of the appeal, a statement of common ground was agreed
between the applicant and Kent County Council Ecology and Biodiversity: this
set out a number of parameters relating to ecological mitigation matters which
has driven part of the layout of the proposal.

16.

The outline planning permission is also subject to a s106 agreement. In terms
of formal and informal open space, sports provision and play space off-site
developer contributions are to be provided including contributions towards
informal green space improvements to the north west of the site at Abbots
Way which is an existing area of open space.

17.

The proposals have been further amended during the course of this
application. The amendments seek to address outstanding concerns in
relation refuse, design, boundary treatments and landscaping. Additional
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information has also been submitted in relation to ecology matters and
drainage. A full re-consultation has been carried out as a result.
18.

Access to the development is proposed off Priory Way, through an area of
hardstanding that has served as a car park for many years. Ownership of this
land has recently passed to the developer having been previously owned by
the Council.

19.

The proposals include the provision of an emergency access to the east of the
site. This would provide access for emergency vehicles from Appledore Road.
Access for other vehicles would be restricted by the use of bollards.

20.

Landscaped areas would be maintained by a management company.

21.

A substation and pumping station are also proposed to the far east and south
of the site.

Density
22.

Given the site area of approximately 5.6 hectares, the proposals would result
in a density of approximately 19dph and would allow for spaces between
dwellings and in some cases larger gardens which is intended to reflect the
character of the surrounding area. The density also allows for some areas of
open space which would serve as a combination of amenity areas, ecological
mitigation and SuDS.

Housing Mix
23.

The scheme comprises the following housing mix:
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24.

Houses are all proposed to be two storeys in height and comprise a mixture of
detached, semi-detached and terraced properties. X 3 flat blocks are also
proposed: these would be 2.5 storeys in height i.e. rooms on the top floor
would be contained within the pitched roof.

25.

35% of the development is proposed as affordable housing which equates to
35 units. These are proposed to take the form of semi-detached and terraced
housing and flats. 21 units would be affordable rented properties and there
would be 14 shared ownership units which is in accordance with the
requirements of the S106 agreement.

Parking
26.

In total 239 allocated parking spaces are proposed with a further 43 visitors
spaces proposed. Allocated parking is largely on plot or in parking courts with
unallocated spaces and visitors parking provided within the street.

27.

56 garages are also proposed, although these are not counted towards the
required number of allocated parking spaces (given the propensity for
garages (with doors) to be utilised as domestic storage areas). Garages are
therefore viewed as an additional resource by the Council.

Character/design and detailing
28.

The proposed dwellings are part of Redrow’s ‘Heritage’ brand.

29.

The palate of materials proposed has been amended to address my
concerns. Most notably the use of grey roof tiles has been omitted. A red and
sunrise blend tile of a clay tile appearance is proposed and these are grouped
together in two main character areas. Two different types of brick are
proposed – a red and a multi stock brick. An amended hanging tile that better
reflects a traditional Kent hanging tile has also been selected in consultation
with officers.

30.

Two main character areas are proposed. Area 1 would be characterised by a
multi stock brick with weatherboarding and red tiles. Area 2 would favour a
red brick with some cladding and tile hanging. A sunrise blend tile would be
used.

31.

The use of render has been deleted in response to my feedback and the
extent of weatherboard has been increased throughout the site to better
reflect the traditional Tenterden vernacular.

32.

The applicant has introduced picket fencing to properties along the ‘main
street’ again to better reflect the Tenterden historic character.
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33.

None of the proposed dwellings would have chimneys. The applicant has
advised that this is largely a commercial decision.

Figure 6: Proposed street scenes
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Previous reasons for deferral
34.

Application 18/00448/AS was previously considered before the 12 December
2018 Planning Committee and was deferred by Members of the committee for
officers to seek amendments. The resolution of the Planning Committee was
recorded as follows:
‘Deferred to a future meeting of the Planning Committee to allow the
applicants to submit amended plans showing the deletion/re-siting of
plots 46 and 56 to allow an increased buffer width on the eastern
boundary adjoining Belgar Farm’

35.

The subsequent Planning Committee meeting of the 16 January considered a
revised layout that saw plots 46 and 56 re-sited. This proposal was deferred
again for the following reasons:
‘Deferred for Officers to seek amended plans to be brought back to the
Committee in relation to moving Plot 64 and the garage to Plot 63
westwards in order to achieve a wider buffer zone in that part of the site
adjacent to the western boundary of Belgar, and for there to be dialogue
with the applicant about the relocation of the flats and their impacts’.

Condition 05 of the outline permission
36.

Condition 05 of the outline planning permission refers to the arboricultural
report dated 6 November 2014. The condition states that no trees shall be
removed other than those specified for removal within the report. Written
approval is required for any additional change to this agreed position.

37.

A new tree survey and arboricultural Impact Assessment was undertaken by
the applicant in 2017 and updated in March 2019. This identifies a number of
additional trees (T98, T99, T102 and G102) to be removed in order to
facilitate the development. These trees whilst the subject of a TPO have been
assessed to be of a poor quality.

38.

The updated tree report also identifies the removal of 31 individual trees, 5
groups and part of an additional group together with part of the old orchard.
The applicant proposes to mitigate these losses through additional tree
planting.

39.

This reserved matters submission also seeks to obtain approval for these
additional tree works in accordance with the requirements of Condition 05 of
the outline consent.
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Supporting Documents
40.

In support of the application, the following information has been submitted by
the applicant and is summarised below:

Design and Access Statement (March 2019 version)
DA1.1 The proposal would provide 100 new homes including 35% affordable
housing.
DA1.2 The dwellings would be high quality energy efficient homes incorporating a
range of eco-friendly features.
DA1.3 Sustainable drainage would be used to manage surface water run-off from the
site and to minimise the risk of flooding.
DA1.4 There would be easy access of nearby facilities and amenities.
DA1.5 The design of the dwellings is appropriate for the context of the area.
DA1.6 There would be appropriate levels of parking to serve residents and visitors.
DA1.7 The movement route has been designed with emergency and refuse vehicle
access in mind.
DA1.8 Areas of public open space would be located in key locations.
Planning Statement (March 2019)
PS1.1 The objective of the development is to provide a sustainable development of
new family homes set within a high quality landscape that protects and enhances the
environment and provides a mix of homes for the local community.
PS1.2 The development has been designed to high standards of sustainable
development both in location, mix, design and construction, to minimise the carbon
footprint.
The site is sustainably located within Tenterden which provides a wide range of
goods and services including supermarkets, schools, shops, and leisure facilities,
places of worship and sports facilities.
The site is located near to two grade II listed buildings and a non-designated
heritage asset (Belgar Farmhouse, Belgar Barn and Belgar Oast). The development
would not affect the setting of the Belgar group of buildings.
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In granting outline planning permission, the principle of the development on the site
has now been accepted. The outline permission was accompanied with a Unilateral
Undertaking. The payments set out in this would be phased in accordance with the
triggers that are set out within the agreement. 35% affordable housing is proposed.
The outline masterplan created a scheme built on enhancing the local community
whilst protecting and enhancing the countryside and the adjacent AONB. This
scheme proposed a spacious arrangement of dwellings with large landscaped
gardens connected by a series of links. The tree lined southern site boundary would
be retained and enhanced.
Application to discharge the planning conditions related to the outline permission will
be submitted in due course following the determination of the reserved matters
application. Condition 06 has been submitted for discharge and approved. This
related to the Construction management Plan and was required to be submitted to
enable a European Protected Species Licence to be obtained from Natural England.
The layout has been significantly informed by ecological matters and the requirement
to retain areas of the site for ecological purposes.
Through pre-application discussions, design review and client review the layout
submitted has been through several iterations. Further alterations were made during
the course of the application to take account of statutory consultee comments and
ABC’s officer’s comments.
A statement of common ground between Kent Highways and the applicant agreed
out the outline appeal stage confirmed that one access point was required into the
site. Access would be from Priory Way at the Junction with Tilden Gill Road, through
the existing car park which the applicant has recently taken ownership of from the
Council.
Extended Phase I Habitat Survey (2018)
E1.1 This type of survey provides information relating to habitats within the site and
identifies potential for and, if apparent, evidence of use by protected species within
the site. In addition, it provides recommendations for further surveys if required.
E1.2 The site was originally subject to surveys in 2014 and further updated in 2017
and 2018. Surveys have been carried out in relation to bats, badgers, great crested
newts (GCN), reptiles, dormice and breeding birds.
E1.3 No rare or endangered botanical species or habitats have been identified.
E1.4 Suitable terrestrial habitat for great crested newts is present within the Site and
presence/likely absence surveys were undertaken. Desk study records of GCN
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presence were also taken into account. A Medium population of GCN was
considered to be present in the local landscape and pond network. There were no
changes in site conditions during the update 2017 survey that are likely to affect this
evaluation. A European Protected Species (EPS) mitigation licence from Natural
England is required to permit the work.
E1.5 Terrestrial habitat for reptiles was identified in 2014 and an Exceptional
population of slow worms was found, as well as a Good population of common lizard
and grass snake. The former orchard and former arable fields have become more
suitable for reptiles and the proposals have altered to include the re-landscaping
however the mitigation strategy is still fit for purpose.
E1.6 Trees with potential bat roost features have been identified. In 2014, a common
pipistrelle was recorded emerging from one of these trees (T7) during a June
emergence survey, however this field maple is not due to be affected by the
proposed development. Three willow trees are due for removal (T9, T10, T11) and
two bat emergence surveys (May-September) are required to determine whether a
roost is present.
E1.7 On 15th May 2018 the first survey was undertaken and no bats emerged from
the trees in question and a second survey is due in early June. Aside from the
results of the two emergence survey, a supervised soft-felling approach will be
required for these trees. An EPS licence may be required pending the results of the
June emergence survey.
E1.8 Badger activity has been recorded in and around the site, including a well-used
latrine within the site and a sett with two entrance holes on the southern boundary.
The design layout avoids impacting this sett and precautionary advice has been
given to maintain foraging and commuting routes.
E1.9 Suitable dormice habitat is present but there was no confirmed presence
recorded during 2014 surveys.
E1.10 An ecological management plan has been devised to maintain and enhance
biodiversity.
Ecological Management Plan (March 2018)
EMP1.1 The strategy aims to enhance the site for all biodiversity including plants,
invertebrates, reptiles, amphibians, bats, badger, birds and small mammals. The
principal species that are targeted as part of this plan are great crested newt and
reptiles. It is proposed that the mitigation measures would provide a range of
biodiversity benefits.
EMP1.2 Monitoring is proposed to be carried out to determine whether the
mitigation, habitat enhancement and habitat creation measures have been
successful and whether the management recommendations within are being carried
out successfully. In the event that monitoring finds a failure in mitigation or
management, then remedial measures are proposed.
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Updated Ecological Management Plan (June 2019)
EMP2.1 Ecological work on the Site started in January 2014 with an Extended
Phase I Habitat Survey of the eastern section of the Site. This was followed by an
Extended Phase I Habitat Survey in the western section of the Site and protected
species surveys for reptiles, great crested newts, bats, dormice and badger during
2014. Update reptile surveys were undertaken from 28th September to 15th October
2015 and an update Extended Phase 1 Habitat Survey was undertaken in October
2017.
EMP2.2 The report summarises the mitigation that has taken place to date. The
report further address recent damage to the adjacent ancient woodland and the
impact of this upon the ecological matters.
Arboricultural Impact Assessment (March 2019)
AIA1.1 This report looks at the effect of proposed development on trees within
influence of the application site.
AIA1.2 The previously submitted tree survey information prepared for the site
(outline application) is out of date. . The information has been replaced, including
additional work not included at the time of the original application.
AIA1.3 The site does not occur within a Conservation Area, but does contain trees
protected by a Tree Preservation Order.
AIA1.4 To implement the development proposals it will be necessary to remove 31
individual trees, 5 groups of trees, and partially remove on further group and one
area of dilapidated orchard. The removals major on lower quality components, and
have been the focus of a site meeting between Aspect and the LPA’s tree officer
during November 2017. The principal difference between the currently proposed
layout and the approved, is the agreed removal of an additional 2 Willows.
Surface Water Drainage Technical Note (October 2018)
SWD 1.1 The technical note provides details of the drainage survey carried out to
confirm the existing flow control on the existing surface water drainage from Belgar
Farm development and what effect this has on the proposed surface water strategy.
SWD 1.2 Foul water from the development will be collected via a system of piped
drainage and directed towards a new pumping station proposed to be constructed
towards the southern portion of the site. It is proposed that all foul water pipes are to
be adopted by Southern Water.
SWD 1.3 The proposed foul water pumping station is to be designed to adoptable
standards and adopted by Southern Water.
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SWD 1.4 It is proposed that there will be a dedicated access track and turning head
for the pumping station to facilitate any required access and maintenance.
Heritage Statement
HS1.1 The application site comprises an area of land located to the SE of Tenterden.
Tenterden first grew in prominence during the thirteenth century due to the wool
trade. It was not until the late twentieth century that Tenterden was subject to
eastern expansion. Given this twentieth century context, the application sites south
eastern environs presently represent the logical potential for twenty-first century
expansion.
HS1.2 Despite not being subject to any heritage designation itself, the application
site nevertheless abuts the curtilage boundary of a Grade II listed farm complex –
comprising two individually designated properties. As such, current proposals have
been consciously evolved to achieve the provision of additional housing without
effecting negative impingement upon the setting of the heritage assets.
HS1.3 Proposals aim to implement a considered and high quality design, ensuring
that the setting of the listed buildings are both preserved and enhanced without
adversely any special inherent interest to these. This has been achieved by ensuring
that all proposed built form is sufficiently set back from relevant boundaries (where
practically possible), in conjunction with extensive buffer planting; thus reducing the
potential for directly impinging impacts upon setting.
HS1.4 Enhanced landscape screening is proposed to these important boundaries
and throughout the wider scheme more generally to ensure that any views of the
new development are softened and/or broken up. Otherwise it is proposed that a
semi-rural approach into Tenterden will be maintained, although it is pertinent to
reiterate that this approach – and therefore the settings of Belgar Farm and its
associated barn have already been subject to extensive alteration following the late
twentieth century residential growth.
HS1.5 Proposals can therefore be seen to have responded to not only the relevant
Act but also the wider regulatory context. The NPPF sets out that the LPA should
take account of the desirability of new development making a positive contribution to
local character and distinctiveness. Proposals will therefore respond positively to the
historic context and would achieve a high standard of design and layout that would
not adversely impact upon either the listed buildings or their settings.
Statement of Community Involvement (March 2019)
SCI1.1 As part of the process of bringing forward a planning application for the development
of 100 homes to the south of Tilden Gill Road, Redrow Homes implemented a programme of
stakeholder engagement and consultation to seek feedback from residents, councillors and
other stakeholders on the proposals for the site and subsequent amendments.
SCI1.2 An online consultation was held between in January 2018. There was a total of 65
respondents, with all responses coming digitally via the website or by email. Around 25 per
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cent of respondents agreed with the proposals as set out in the consultation and on the
project website (www.homesfortenterden.co.uk). Ahead of the consultation, leaflets were
distributed to 508 addresses in the immediate vicinity of the site off Tilden Gill Road.
SCI1.3 Local borough and parish councillors were engaged at the outset and throughout the
planning process. Contact was made with local ward councillors Callum Knowles and Paul
Clokie. A meeting was held with Cllr Knowles in January 2018. Cllr Clokie and Cllr Mick
Burgess, chair of the Ashford Borough Council Planning Committee, declined the opportunity
to meet with Redrow.
SCI1.4 Further meetings have been held with Tenterden Parish Council and Cllr Knowles
during 2018 and then into 2019 following the two deferrals.
SCI1.5 The Belgar residents group was originally engaged in January 2018, and then
subsequently through the year and in to 2019, to discuss the plans for the development, the
consultation programme, the details of the outline planning consent, and subsequent
amendments to the proposals following the two deferrals.

Planning History
Consultations
273 Neighbours consulted, 3 letters of objection received. Issues are summarised
below:
•

Extra residents from the new development would considerably increase
pedestrian traffic and motorbikes passing through Abbott Way in order
to use the footpath leading to the leisure centre/schools etc. More
barriers are needed to prevent vehicle use. Also concerns raised about
the existing playground close to the proposed access
[HoP&D Comment: The applicant has agreed to the provision of some
extra timber bollards within land that they control/maintain to help ease
these concerns]

•
•

There are empty properties on new estates in Tenterden that have just
been built.
The development would lead to an unacceptable increase in traffic.

Shrubcote/Tilden Gill and Priory Way Residents Association: Object stating the
following:
•
•
•

Parking spaces are too small.
The flat blocks at 2.5 stories in height are too high and should be reduced to 2
stories. 2.5 stories is out of character for the area.
The flats would adversely affect the satellite and mobile phone signals.
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•
•
•

The flats would result in a loss of privacy for existing residents who would be
overlooked. There visual amenity would also be affected.
The blocks of flats are not tenure blind and are obviously social housing.
The developers have ignored planning requirements in relation to ecology.

Ward Members: The Ward Member, Councillor Knowles has not made any
comments.
Tenterden Town Council: Object. Stating the following:
‘The 2.5 storey flats are inappropriate for this development and not in keeping with
the surrounding housing supply. These should be reduced to 2 storey. ‘
Kent Fire and Rescue: No objections. Confirms that the means of access is
considered to be satisfactory.
Weald of Kent Protection Society: Objects to the height of the proposed blocks of
flats, stating that 2.5 storeys is out of keeping with the prevailing character of the
area. Comments that WKPS appreciates the changes that the developer has made
in this application by moving the flats away from the AONB and the improvement to
the buffer strip to the west of Belgar Farm.
ABC Open Spaces: Initially requested some amendments to the landscape details
which have been addressed through the submission of amended plans. Raises no
concerns but requests that details are provided by condition in relation to the
headwalls and culverts of the main SUDs pond to ensure that these are attractive
features rather than very engineered concrete structure within the landscape. It is
proposed that this detail would be sought by condition prior to the creation of the
SUDs feature.
High Weald AONB: No objection. Request a condition is imposed requiring a
management plan of the open space and drainage systems which demonstrates
appropriate management of the habitats and watercourses to conserve and enhance
the adjacent AONB.
Kent Highways and Transportation: No objection stating that the scheme under
consideration is very similar to the previous scheme presented under application
number 18/00448/AS. Requests a number of conditions relating to highway safety
and parking.
KCC Flood and Water Management: No objection subject to a conditions.
Kent Police: Requests that the applicant further consider crime prevention and
secured by design.
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Natural England: No comments.
Environment Agency: No objections.
ABC Housing Services: No objections.
Ashford Access Group: Comments that there are many areas where cars and
pedestrians will share surfaces and that whilst this may look attractive, there will be
some danger as a result.
KCC PROW and Access Service: No objections stating that the proposed scheme
is acceptable and would not effect the proposed alignment of footpath AB36 as
presented in the previous application 18/00448/AS. Requests that a number of
matters relating to footpath width, surface treatments and the required diversion are
brought to the applicants attention. Also advises that two applications have been
received claiming two PROW routes within the development site and that no Traffic
Regulation Orders would be granted for works to permanently obstruct the route
without a diversion order confirmed.
A request is also made for a S106 financial contribution to upgrade the surface of
footpath AB36.
(HoP&D comment: The S106 relates to the outline permission. This application is a
reserved matters application and therefore the S106 cannot be re-negotiated)
KCC Archaeology: No objections subject to conditions.
[HoP&D: Given that this is a reserved matters application it is not possible to add a
condition for this at this point]
KCC Ecology and Biodiversity: Request the provision of further information
relating to the mitigation carried out to date. Furthermore the reports should be
updated to take account of the amendments.
[HoP&D Comments: An updated ecological management Plan has been submitted
and KCC have been re-consulted. No response has been received at the time of
writing this report]
ABC Refuse/Recycling: Requested amendments to bin stores and bin pull
distances.
[HoP&D Comments: Amended plans have been submitted in accordance with
these comments]
Southern Water: No comments.
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Planning Policy
41.

The Development Plan comprises the Ashford Local Plan 2030 (adopted
February 2019), the Chilmington Green AAP (2013), the Wye Neighbourhood
Plan (2016), the Pluckley Neighbourhood Plan (2017) and the Kent Minerals
and Waste Local Plan (2016).

42.

For clarification, the Local Plan 2030 supersedes the saved policies in the
Ashford Local Plan (2000), Ashford Core Strategy (2008), Ashford Town
Centre Action Area Plan (2010), the Tenterden & Rural Sites DPD (2010) and
the Urban Sites and Infrastructure DPD (2012).

43.

The relevant policies from the Development Plan relating to this application
are as follows:Ashford Local Plan to 2030
SP1 – Strategic objectives
SP2 – The strategic approach to housing delivery
SP6 – Promoting high quality design
HOU1 – Affordable housing
HOU5 – Residential windfall development in the countryside
HOU12 – Residential spaces standards internal
HOU18 – Providing a range and mix of dwelling types and sizes
TRA3a – Parking standards for residential development
ENV1 – Biodiversity
ENV3a – Landscape character and design
ENV4 – Light pollution and promoting dark skies
ENV5 – Protecting important rural features
ENV6 – Flood risk
ENV8 – Water quality, supply and treatment
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ENV9 – Sustainable drainage
ENV12 – Air quality
ENV13 – Conservation and enhancement of heritage assets
Supplementary Planning Guidance/Documents
Affordable Housing SPD 2009
Residential Parking and Design Guidance SPD2010
Sustainable Drainage SPD 2010
Landscape Character SPD 2011
Residential Space and Layout SPD 2011
Sustainable Design and Construction SPD 2012
Public Green spaces and Water Environment SPD 2012
Dark Skies SPD 2014
Informal Design Guidance
Informal Design Guidance Note 1 (2014): Residential layouts & wheeled bins
Informal Design Guidance Note 2 (2014): Screening containers at home
Informal Design Guidance Note 3 (2014): Moving wheeled-bins through
covered parking facilities to the collection point
Government Advice
National Planning Policy Framework (NPFF) 2019
44.

Members should note that the determination must be made in accordance
with the Development Plan unless material considerations indicate otherwise.
A significant material consideration is the National Planning Policy Framework
(NPPF). The NPPF says that less weight should be given to the policies
above if they are in conflict with the NPPF. The following sections of the
NPPF are relevant to this application:-
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45.

Paragraph 38 states that local planning authorities should approach decisions
on proposed development in a positive and creative way. They should use the
full range of planning tools available …. and work proactively with applicants
to secure developments that will improve the economic, social and
environmental conditions of the area. Decision-makers at every level should
seek to approve applications for sustainable development where possible.

46.

Paragraph 59 relates to the need for the delivery of a sufficient supply of
homes. It states that in order to support the Governments objective of
significantly boosting the supply of homes, it is important that a sufficient
amount and variety of land can come forward where it is needed. It also states
that land with permission (as is the case here) is developed without
unnecessary delay.

47.

Section 12 of the NPPF refers to achieving well-designed places. As such the
creation of high quality buildings and places is fundamental to what the
planning process should achieve. Good design is a key aspect of sustainable
development, creates better places to live and helps to make development
acceptable to communities. It is therefore clear that design expectations is
essential for achieving this. Paragraph 127 states the following in relation to
good design. It specifies that decision should ensure that developments:
•

Will function well and add to the overall quality of the area, not just for
the short term but over the lifetime of the development.

•

Are visually attractive as a result of good architecture, layout and
appropriate and effective landscaping.

•

Are sympathetic to local character and history, including the
surrounding built environment and landscape setting, while not
preventing or discouraging appropriate innovation or change (such as
increased densities).

•

Establish or maintain a strong sense of place, using the arrangements
of streets, spaces, building types and materials to create attractive
welcoming and distinctive places to live work and visit.

•

Optimise the potential of the site to accommodate and sustain an
appropriate amount and mix of development (including green and other
public space) and support local facilities and transport networks, and

•

Create places that re safe, inclusive and accessible and which promote
health and well-being, with a high standard of amenity for existing and
future users…
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48.

Paragraph 129 of the NPPF states that planning permission should be
refused for development of poor design that fails to take the opportunities
available for improving the character and quality of an area and the way that it
functions.

Assessment
49.

The main issues for consideration are:
• The principle of the development
• Whether the proposed accommodation mix is acceptable
• Whether the proposed approach to car parking is acceptable
• How well the proposal performs in relation to the Council’s adopted
Residential Space Standards
• Acceptability of approach to refuse collection
• Whether the built form in terms of scale, massing, appearance and layout
would be appropriate, would help to deliver character areas and be in keeping
with that which is aspired to.
• Impact of the development upon designated and non-designated heritage
assets.
• Whether the applicant’s approach to surface water drainage, landscaping,
ecology and biodiversity is acceptable.
The principle of the development

50.

The site is a windfall site rather than a site allocated within the Development
Plan. As such there is no specific planning policy or related Development Brief
associated with the development. The housing numbers proposed are
included within the Council’s housing trajectory.

51.

The Planning Inspectorate, in granting outline permission, made it clear that
the ‘up to’ quantity of housing proposed was not one that would preclude an
unacceptable layout. The Inspector also stated in granting permission that the
proposal would make a particularly important contribution to the provision of
affordable housing and would provide land for development of the right type
and in the right place with only moderate harm to the environment.
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52.

Given that the site has the benefit of outline planning permission for up to 100
dwellings, whilst it is clear that some of the objections to the proposals relate
to an objection to the development as a matter of principle, residential
development has been accepted for this site and cannot be revisited under
the scope of this application.
Whether the proposed accommodation mix is acceptable

53.

Policy HOU18 of the Local Plan requires major development proposals to
deliver a range and mixture of dwelling types and sizes to meet local needs.

54.

The proposed development would provide a mixture of 1, 2, 3 and 4 bedroom
dwellings and flats. The overall density is relatively low and the majority of the
private ownership dwellings would be detached dwellings as is fairly standard
for the applicant’s chosen ‘Heritage’ range. Further, the introduction of x 3
apartment blocks has consequentially allowed for a higher proportion of
detached dwellings to be included. Notwithstanding this, I consider that the
proposals provide a reasonably varied mix of units and the approach to
affordable housing is also suitably varied in order to comply with the policy
requirements: the Housing Manager raises no objection.

55.

I consider the proposed mix to be acceptable and consistent with the
requirements of planning policy and in terms of how it would contribute to the
overall mix within Tenterden.
Whether the proposed approach to car parking and bicycle storage is
acceptable

56.

The proposed car parking provision would meet that which is required by the
Council’s Residential Parking SPD and in many cases the provision is
exceeded in relation to the larger detached properties that are proposed.

57.

Parking is proposed in a variety of forms, including garages, on plot open
spaces and on street parking. Parking courts would serve the apartments. A
number of house types would have integral garages and whilst I do not
consider that this fits well with the applicant’s description of the homes as
’Heritage’ style housing and creates an element of inactive frontage as a
result it is an modern approach that has been accepted elsewhere. The
applicant is unwilling to alter the house types concerned. Where enclosed
garages are proposed I have not counted them towards the quantum of
parking that is needed: they will remain an additional parking resource if so
desired by the occupiers.

58.

Each dwelling would be provided with a shed in the garden which is proposed
to function as bicycle store as well as additional domestic storage. In addition
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the proposed apartment blocks also make adequate provision for the secure
covered storage of resident’s bicycles.
59.

Further, the applicant has confirmed that all dwellings with a private parking
space will be provided with electric vehicle charging points in the form of a
‘Wall-Pod Ready’ socket. It is also proposed that similar provision will be
made within the parking areas of the apartment blocks through the provision
of a ‘Charge Online’ or similar system. Should permission be granted it is
suggested that this is secured by condition. The provision of appropriate
facilities for the charging of electric vehicles is welcomed and is in accordance
with policy ENV12 of the local plan which seeks to reduce emissions and
improve air quality. The fine details of this condition can be refined in due
course including making sure car parks are future proofed in design to easily
accommodate changes to private car propulsion.

60.

In the light of the above, and following consultation with KCC Highways and
Transportation, the parking and bicycle storage arrangements are acceptable.
How well the proposal performs in relation to the Council’s adopted
Residential Space Standards

61.

Each individual house type proposed accords with the nationally described
space standards and the Council’s Residential Space and Layout SPD
essential minimum floor areas and room dimensions. In some cases these
standards are exceeded given the large number of larger detached dwellings
proposed.

62.

The proposed garden sizes also meet the standard and each block of
apartments would benefit from a landscaped communal garden area that
would provide an attractive area for residents without being overtly overlooked
from the public gaze whilst remaining overlooked by residents in the interest
of security.

63.

The apartments would each additionally benefit from private balconies or
ground floor terrace space. In light of the above, I consider that the scheme
would incorporate an acceptable level of amenity space (private and
communal) for residents and is therefore acceptable and in line with policies
HOU12 and HOU15.
Acceptability of the approach to refuse collection

64.

In the main, refuse bin pull distances for both householders and bin
operatives are within the distances specified within the British Standard and
Part H of the Building Regulations. Whilst there are a handful of pull distances
that fall slightly below the good practice distances set out within the Councils
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Residential Layouts and Wheeled Bins guidance (Dec 2014) this relates to
very few properties and is therefore marginal and in these cases the
arrangement is straight and simple, with as few turns as possible. I am
satisfied that an appropriate balance has been struck with the aim of keeping
distances to pull bins manageable for the occupiers together with good
design/place-making. In addition the location of the bin stores serving flat
blocks B and C have been amended in line with Officers advice to ensure that
the appropriate standard can be met.
Whether built form in terms of scale, massing, appearance and layout
would be appropriate

65.

As a result of my concerns, whilst the architectural style proposed is a
standard Redrow product (‘Heritage’ range) replicated at sites all over the UK,
the applicant has made a number of changes to the elevations of properties to
improve the extent to which style and materials move towards those
commonly found within the historic areas of Tenterden. The chosen materials
are now suitably varied and of improved visual quality, particularly the quality
of vertical tile hanging. The materials are a good improvement from those
originally submitted with the previous reserved matters application.

66.

The layout has also been refined to ensure that houses are now grouped
together in a more coherent way and the creation of two distinct character
areas is also a positive change to the scheme. Whilst the majority of the
houses have hipped roofs there are some gabled elements which helps to
provide some variety and interest. I am, however, disappointed that the
applicant has decided not to include chimneys which would have further
improved the design by providing a vertical emphasis and would have been
more in keeping with a more faithful heritage approach as these are typical
traditional features and other volume developers do provide these.

67.

The proposed two-storey scale of the dwellings and two and a half storey
blocks of apartments is appropriate and in context with the surrounding
development and rural character of Tenterden. Whilst the comments of the
objectors and the Town Council are noted it is not considered that two and a
half storey apartments would be out of character here as this pitched roof
typology is common feature around Tenterden. In addition, apartment blocks
have been reduced from three storeys high as a direct response to the reason
for deferral of the Redrow scheme (in terms of ‘impact’) and moved from the
eastern boundary of the site to a more central location.

68.

The layout has been amended through negotiations however it has to be
noted that the parameters of the appeal decision, the shape of the site, the
illustrative layout supporting the outline application together with the
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ecological mitigation needs and the challenging levels change combine to limit
the scope for fundamental changes to the delivery of new homes at this site.
69.

To the north of the site, where it adjoins the public right of way, the layout has
been changed to respond to the concerns raised by KCC PROW officers. The
applicant has chosen to retain the public right of way where it currently runs.
Because the walked path does not follow the definitive route a small diversion
is required. KCC will need to agree to this diversion through normal
procedures separate from this application.

70.

The area to the west of the development known as the orchard has also been
amended to create a slightly more irregular form of development. The houses
have been set back at different distances and these ‘pushes and pulls’ will, in
my opinion, aid the visual impact of the development as there is no layout
reason for a highly regular straight building line arrangement in this part of the
site.

71.

Whilst the affordable units would be better slightly more dispersed throughout
the development, I consider the locations are considered acceptable in
relation to the requirements of the Council’s SPD and the approach has been
agreed by the Housing Manager. Furthermore, balconies would be provided
to the affordable apartments and elevation improvements been made to
improve their design quality and the areas around them. The combination of
the two will help them to appear tenure blind.
Impact of the development upon designated and non-designated
heritage assets.

72.

In allowing the outline appeal the Planning Inspector concluded that it was not
necessary for the Belgar farmstead to remain physically isolated from all other
development in order either to continue to be able to understand its historic
use or to ensure the conservation of the heritage assets here. The Inspector
also made it clear that the quantity of development (i.e. up to 100 dwellings)
could be achieved with a suitably detailed layout that would not affect the
significance of the heritage assets. With this in mind, and taking into account
the illustrative layout that was before the Inspector at the time of reaching this
decision, it is not possible to assume that he envisaged that no development
would be possible adjacent to the boundary with the group of buildings that
make up the historic Belgar farmstead.

73.

This reserved matters application differs from the scheme that was
considered by the Planning Committee in December 2018 and January 2019
in that the buffer strip between the development and the Belgar group of
properties has been increased. This is a direct response to the Planning
Committee’s previous reasons for deferral. The result of this would be a more
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attractive development with greater sense of place related to its surroundings
and the change has, in my view, significantly improved the design quality and
is a very welcome change that also responds to previous objections from local
people.
Whether the applicant’s approach to surface water drainage, landscaping,
ecology and biodiversity is acceptable.

74.

The application site does not fall within Flood Zones 2 or 3 and as such it is
classified as Flood Zone 1 meaning that it has a low probability (<0.1%) of
fluvial or tidal flooding.

75.

Surface water drainage has been designed and is proposed to be constructed
in line with the drainage strategy which has been agreed with KCC who are
the Lead Local Flood Authority. I am satisfied that there would be no increase
in surface water flood risk at the site. The proposal involves retention of a
reasonable number of existing water management elements at the site
including ditches and pond areas in an interlinked manner and so provides a
conjecturally appropriate ‘blue grid’ structuring the site. The aforementioned
wider buffer strip issue would work well with this.

76.

In terms of soft landscaping the proposals would include the retention of some of
the existing trees which would be further enhanced through the provision of
additional tree planting around the site boundaries and within the site. These
would consist of native and ornamental species and the applicant proposes to
utilise larger stock sizes where possible. The area of informal open space with
wildlife/SuDS pond would be surrounded by areas of long grass, trees and
scrubs.

77.

To the southern edge of the site adjacent to the ancient woodland, a buffer
strip of 15 metres is proposed. As well as providing protection to the woodland
this will also assist in providing a variety of habitats. This area will be
managed to replicate a natural woodland edge with native species.

78.

Increased tree provision has also been negotiated as part of the design
negotiations. Trees are proposed throughout the site in gardens and on street
to help to soften the street and the impact of the development. The presence
of trees will also assist in creating shade for residents, micro-climate
modulation and further provision of habitat.

79.

Detailed ecology survey work has been ongoing since outline permission was
granted for the scheme in 2014. This is in accordance with the requirements
of the outline permission. The key findings of these surveys to date appear
consistent with information previously gathered in relation to protected
species and habitats.
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80.

An updated Ecological Management Plan has been submitted at the request
of KCC Ecology to take account of changes to the layout that have occurred
after the original plan was agreed by outline condition. At the time of finalising
this report consultation comments have not been received and will be
provided to the Planning Committee through the Update Report.

81.

The applicant proposes bird boxes and a landscaping approach that balances
visual interest and creation of spaces with different character with approaches
that will generally help boost biodiversity. Overall, and subject to the
agreement of KCC Ecology, I consider the way that biodiversity is approached
within the scheme to be acceptable.

Human Rights Issues
82.

I have also taken into account the human rights issues relevant to this
application. In my view, the “Assessment” section above and the
Recommendation below represent an appropriate balance between the
interests and rights of the applicant (to enjoy their land subject only to
reasonable and proportionate controls by a public authority) and the interests
and rights of those potentially affected by the proposal (to respect for private
life and the home and peaceful enjoyment of their properties).

Working with the applicant
83.

In accordance with paragraphs 38 of the NPPF, Ashford Borough Council
(ABC) takes a positive and creative approach to development proposals
focused on solutions. ABC works with applicants/agents in a positive and
creative manner as explained in the note to the applicant included in the
recommendation below.

Conclusion
1. The proposal would accord with the Development Plan as a whole.
2. This is a reserved matters application and therefore the principle of the
development has been accepted and cannot be revisited. Outline permission
was granted at a time when the Council was unable to demonstrate a
deliverable 5 year housing land supply.
3. The proposed number of dwellings would be in accordance with the outline
permission. The proposed density is considered to be acceptable given the
location of the development on the edge of the town and adjacent to the
AONB. It would provide an appropriate transition from the higher density
development of Shrubcote and Priory Way.
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4. The proposals take account of supplementary planning documents and
guidance.
5. The proposed type and mix of homes has been chosen to meet local market
demand and is also in broad compliance with the Council’s SMHA. The
amount of affordable housing (35%) is in accordance with the S106.
6. The development would accord with the Council’s adopted parking standards
7. The development would meet the nationally described Space Standards and
the Council’s adopted standards in relation to internal space and private
external space.
8. The applicant has made reasonable amendments to the design of their
standard ‘Heritage’ house types in an effort to provide a higher design quality.
Whilst the Council has clear design expectations and seeks to raise the
standard of design across the Borough the outline permission was granted
pre 2019 NPPF and prior to the adoption of the new Local Plan. The
improvements to the overall design of the housing is considered to be
acceptable in the specific context of this case.
9. The residential typologies and associated scale of development is acceptable
and has taken into account the reasoning related to the last deferral of fine
detail for the site in January 2019.
10. On balance, and subject to a satisfactory consultation response from KCC
Ecology in relation to the updated Ecological Management Plan, I consider
that the application now represents a scheme that can be approved.

Recommendation
Permit
Subject to
A) a response from KCC on the acceptability of the applicant’s updated
Ecological Management Plan and resolution to my satisfaction of any issues
raised by KCC and
(B) the following Conditions and Notes (with delegated authority to either the
Head of Planning and Development or the Joint Development Control
Managers to make or approve changes to the planning conditions (for the
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avoidance of doubt including additions, amendments and deletions) as she/he
sees fit)
Conditions:
Provision of a resident’s information pack (refers to landscaped areas, Management
Company, parking, refuse storage etc.)
Rainwater butts
Removal of PD rights
Parking
Soft landscaping implementation plan/landscaping maintenance schedule (in
consultation with the High Weald AONB)
Landscaping details
For the flats details of signage/lighting/secure access for bicycle stores etc.
Use of dwellings as C3 dwellings only
External fine details elevations
Suds (incl management)
Detail for the headwalls and culverts within the main SUDS pond
Ecology
Lighting
Diversion of the PROW
Provision of new parking spaces and new access in accordance with plans
Details of bollards for emergency access and footpaths
Electric vehicle charging points
Note to Applicant
1. Working with the Applicant
In accordance with paragraphs 38 of the NPPF Ashford Borough Council (ABC)
takes a positive and creative approach to development proposals focused on
solutions. ABC works with applicants/agents in a positive and proactive manner
by;
•

offering a pre-application advice service,

•

as appropriate updating applicants/agents of any issues that may arise in the
processing of their application

•

where possible suggesting solutions to secure a successful outcome,
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•

informing applicants/agents of any likely recommendation of refusal prior to a
decision and,

•

by adhering to the requirements of the Development Management Customer
Charter.

In this instance
•

the applicant/agent was updated of any issues after the initial site visit,

•

was provided with pre-application advice,

•

The applicant was provided the opportunity to submit amendments to the
scheme/ address issues.

•

The application was dealt with/approved without delay

•

The application was considered by the Planning Committee where the
applicant/agent had the opportunity to speak to the committee and promote
the application.

2. Southern Water
A formal application for connection to the public sewerage system is required in
order to service this development. Please contact Southern Water, Sparrowgrove
House Sparrowgrove, Otterbourne, Hampshire S021 2SW (Tel: 0330303 0119) or
www.southernwater.co.uk".
3. PROW
Any proposed work on PROW must be approved and authorised by Kent County
Council’s PROW and Access Service prior to works taking place.
No furniture, fence, barrier or other structure may be erected on or across Public
Rights of Way without the express consent of the Highway Authority.
There must be no disturbance of the surface of the Public Right of Way, or
obstruction of its use, either during or following any approved development without
the express consent of the Highway Authority.
No hedging or shrubs should be planted within 1.5 metre of the edge of the Public
Right of Way.
Any planning consent given confers no consent or right to close or divert any Public
Right of Way at any time without the express permission of the Highway Authority.
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Background Papers
All papers referred to in this report are currently published on the Ashford Borough
Council web site (www.ashford.gov.uk). Those papers relating specifically to this
application may be found on the View applications on line pages under planning
application reference 19/00340/AS)
Contact Officer:

Alex Stafford

Email:

alex.stafford@ashford.gov.uk

Telephone:

(01233) 330248
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Annex 1

