
Land between Woodchurch Road and Appledore Road, Tenterden 
Proof of Evidence by David Withycombe BSc, MSc, MLI                                                                                     11

th
 January 2022  

 
 

 
 

 

TOWN AND COUNTRY PLANNING ACT 1990 

 

APPEAL UNDER SECTION 78 

 

Land between Woodchurch Road and Appledore Road, Tenterden 

 

Outline application for the development of up to 145 residential dwellings (50% affordable) 

including the creation of access points from Appledore Road (1 x all modes and 1 x emergency, 

pedestrian and cycle only), and Woodchurch Road (pedestrian and cycle only), and creation of 

a network of roads, footways, and cycleways through the site. Provision of open space 

including children's play areas, community orchards, sustainable urban drainage systems, 

landscape buffers and green links all on 12.35 ha of the site. (Save for access, matters of 

appearance, landscaping, layout & scale reserved for consideration') b) Full planning 

permission for the change of land use from agricultural land to land to be used as a country 

park (8.66 ha), and land to be used as formal sports pitches (3.33 ha), together with pavilion to 

serve the proposal and the surrounding area. Including accesses, ancillary parking, pathways, 

sustainable urban drainage systems and associated landscaping. 

 

Appeal by Wates Developments Ltd 

 

  
Proof of Evidence by DP Withycombe MSc CMLI on behalf of Ashford Borough Council 

 
 
 
 
 
 

Local Authority Reference:   21/00790/AS 
 
 
Planning Inspectorate Reference:  APP/E2205/W/21/3284479 

 
 
Inquiry date:      8th February 2022 
 
 
 
  



Land between Woodchurch Road and Appledore Road, Tenterden 
Proof of Evidence by David Withycombe BSc, MSc, MLI                                                                                     11

th
 January 2022  

 
 

 
 

  



Land between Woodchurch Road and Appledore Road, Tenterden 
Proof of Evidence by David Withycombe BSc, MSc, MLI                                                                                     11

th
 January 2022  

 
 

 
 

 
CONTENTS 

 

Section Page 

 

1 Introduction 

2 Landscape Policy Context 

3 Landscape Character Context 

4 Baseline Landscape Character Assessment 

5 The Proposed Residential Development 

6 Assessment of Landscape Character Impacts and Effects 

7 Assessment of Visual Effects 

8         Summary and Conclusions 

1 

5 

10 

12 

18 

20 

23 

26 

 

 

Appendices 

 

Appendix 1: Appeal Site Location and Field Reference Plan (extract from Officer’s Report 

to Committee dated 15th September 2021) 

Appendix 2: Route of proposed Footpath AB70 (extract from Officer’s Report to Committee 

dated 15th September 2021) 

Appendix 3: Aerial Photographs from 1990 and 2021 (source Google Earth) 

Appendix 4: Email from Land Management Services Ltd to Ashford Borough Council dated 

27th August 2021 

Appendix 5: Additional Site Photographs 

 

 

 

  



Land between Woodchurch Road and Appledore Road, Tenterden 
Proof of Evidence by David Withycombe BSc, MSc, MLI                                                                                     11

th
 January 2022  

 
 

 
 

 

  



Land between Woodchurch Road and Appledore Road, Tenterden 
Proof of Evidence by David Withycombe BSc, MSc, MLI                                                                                     11

th
 January 2022  

 
 

 
 

David Withycombe will say: 

I am a Chartered Landscape Architect.  I am a Member of the Landscape Institute, it being 

the Professional Institute for Landscape Designers, Landscape Managers and Landscape 

Scientists.  I am a Director of Land Management Services Ltd.   I have been professionally 

engaged in landscape management, design and planning, in both the public and private 

sector for over 30 years.   

My company has prepared landscape assessments and design proposals for a range of 

local authority and private clients, including a number of projects involving sensitive 

developments in rural landscapes, such as industrial installations, housing, retail 

development, travellers’ sites, quarries and also the evaluation of countryside management 

schemes.   

This Proof of Evidence has been prepared in accordance with the Landscape Institute 

Professional Code of Conduct.      

The evidence which I have prepared and provide for this appeal reference 

APP/E2205/W/21/3284479 (in this proof of evidence, written statement or report) is true and 

has been prepared and is given in accordance with the guidance of my professional 

institution and I confirm that the opinions expressed are my true and professional opinions. 
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1. Introduction 

1.1 I was appointed by Ashford Borough Council (the Council) in November 2021 as an 

independent expert witness in relation to landscape and visual matters in respect of 

an appeal by Wates Developments Ltd against the refusal of planning permission for 

an outline application for the construction of up to 145 residential dwellings on land 

between Woodchurch Road and Appledore Road, Tenterden (Ashford Borough 

Council Application Reference: 21/00790/AS).  

 1.2 The Ashford Borough Council Decision Notice dated 27th September 2021 sets out 

the following Reasons for Refusal (CD 4.28).  Reasons for Refusal 2, 3 and 4 relate 

to landscape and visual matters: 

2. The proposals would be contrary to policies HOU5, SP1, SP6 and ENV3a of 

the adopted Ashford Local Plan 2030 in that the proposals would involve a 

large scale, intensive residential development on undeveloped land forming 

part of a strongly rural edge that, in its undeveloped state, contributes 

positively to the landscape setting of the south-east side of Tenterden. The 

proposals by virtue of their scale, form and intensity would not sit 

sympathetically within the wider landscape, preserve or enhance the setting of 

the settlement or be consistent with local character and would result in harm 

to the character and appearance of the surrounding area. 

3.  The proposed main vehicular site access would result in the loss of a Mature 

Horse chestnut tree located along the Appledore Road. The tree forms a 

component part of the visual character of the street and its loss would be 

detrimental to the character of the area contrary to policies SP1, SP6 and 

ENV3a of the adopted Ashford Local Plan 2030 and advice in the National 

Planning Policy Framework. It is not considered that this detrimental impact 

can be adequately mitigated. 

1.3 Reason for Refusal 4 relates to the detrimental impact of the proposals on three 

significant trees on the site (T381, T312 and T313).    Evidence in relation to trees is 

presented by Mr Philip Cook (Tree Officer) on behalf of the Council.  Trees are, of 

course, important landscape and visual features so I shall also refer to the effects of 

the proposals on trees as part of my evidence.   The Council has subsequently 

withdrawn objections relating to tree T312 and T313.   Reason for Refusal 4 states:   
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The deterioration and possible loss of T381, T312 and T313 would amount to 

a deterioration of an irreplaceable habitat and harm to the visual character of 

the area contrary to policies SP1, SP6 and ENV3a of the adopted Ashford 

Local Plan 2030 and advice in the National Planning Policy Framework para 

180 (c). 

1.4 Following my appointment in November 2021, I undertook an initial review of the 

application documents, report to committee and decision notice, visited the site and 

made a preliminary assessment that the landscape and visual issues raised in the 

Reasons for Refusal were justified.  I was then instructed by Ashford Borough 

Council to prepare a Proof of Evidence. 

1.5 My evidence addresses the landscape and visual aspects of this case.    

Key Issues and Proof of Evidence 

1.6 The Case Management Conference Note issued by the Planning Inspectorate 

following the Conference on 8th December 2021 sets out the following two agreed 

Main Issues of relevance to landscape and visual matters: 

effect on the character and appearance of the surrounding area; 

effect on trees on the site (the Council indicated that it no longer objected on 

the grounds of the impact on the ancient oak tree Ref T312); 

1.7 I consider that the principal landscape and visual issues are: 

1.7.1 The anticipated effects of the proposals on the character and appearance of 

the surrounding area, in particular with reference to: 

 the contribution the land makes to the landscape setting to 

Tenterden (Reason for Refusal 2).  Paragraph 65 of the Officer’s 

Report to Planning Committee (15th September 2021 CD4.27) notes 

that the existing settlement has an attractively leafy and relaxed feel 

which creates an edge that has a verdant, relaxed character and 

setting that gently manages the entrance into the town from the 

surrounding countryside.  My evidence will assess the character and 

appearance of the settlement edge and the contribution this makes to 

the wider character and setting of the settlement of Tenterden and 
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whether the proposals would alter the character and appearance of 

the settlement edge;  

 the overall character and appearance of the existing landscape 

and those features which contribute to character and appearance 

(Reason for Refusal 2, 3 and 4).  At Paragraph 65 of the Officer’s 

Report it is concluded that the Appeal Site has a strong rural 

appearance located outside the built confines of Tenterden.  My 

evidence will address the character and appearance of the existing 

landscape and the degree to which the proposals would impact on 

specific elements or features and overall character and appearance; 

 visual effects as a consequence of the removal of existing 

features and on local views (Reasons for Refusal 2, 3 and 4).   My 

evidence will review visual impacts primarily from publicly accessible 

viewpoints, in particular from Public Right of Way AB12, which runs 

through the Appeal Site; 

 the appropriateness of the proposals in terms of design, layout 

and the scale and quantum of development (Reason for Refusal 2).  

My evidence will consider each of these elements in the context of the 

consequent landscape and visual effects in order to draw conclusion 

as to the appropriateness of the proposed development in this 

location. 

1.8 I will reference the points raised in Paragraphs 22.1 to 22.4 of the Council’s Statement 

of Case dated 2nd December 2021, with particular reference to the assessment of these 

matters as part of the Landscape and Visual Appraisal (LVA) prepared by SLR on 

behalf of the Appellant.    I will also reference Paragraphs 23.1 to 23.5 as set out the 

Council’s case in relation to the harm to the tree avenue on Appledore Road as a 

consequence of the creation of the site access and Paragraphs 24.1 to 24.8 which deal 

specifically with harm to trees. 

1.9 The Appeal Site lies just outside, but adjoins, the High Weald Area of Outstanding 

Natural Beauty (AONB).    Although I will refer to the AONB, in particular with regard to 

assessment of landscape sensitivity, I agree with the overall conclusion in the Officer’s 

Report to Committee dated 15th September 2021 (Paragraph 88) that there are no 

substantive objections to the proposals with regard to impacts and effects on the setting 
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to the AONB. 

1.10 I am familiar with the Appeal Site and the surrounding area.  I visited the Appeal Site in 

December 2021.   I have viewed the Appeal Site from local public rights of way, roads 

and other publicly accessible land.   The Appeal Site location is shown on the Aerial 

Photograph included at Appendix 1 of my Proof of Evidence.    In my evidence I shall 

refer to plans and other documents submitted in support of the application, but have not 

included these as appendices to my Proof of Evidence as all of these documents are 

included on the CDs list before the Inquiry. 

1.11 There is a pending Definitive Map Modification Order (DMMO) issued by Kent County 

Council relating to route AB70 (see plan included as Appendix 2 to my Proof of 

Evidence).  I have walked the route of AB70.    

The SLR Landscape and Visual Appraisal 

1.12 The appellant commissioned SLR to prepare a Landscape and Visual Appraisal (LVA) 

(SLR Ref: 403.06269.00058 Version No: 6 April 2021 CD1.12) as part of the planning 

application.  I have reviewed this LVA and have confirmed to Ashford Borough Council 

that the approach and methodology adopted is consistent with current guidance, 

principally that set out in ‘Guidelines for Landscape and Visual Impact Assessment’ 

(third edition 2013) (GLVIA3) published by the Landscape Institute and the Institute of 

Environmental Management and Assessment.    

1.13 I have not set out a full LVA in my Proof of Evidence, as the SLR report provides a 

good coverage of the main landscape and visual issues.  There are, however, 

aspects of the LVA where I question the application of the methodology and the 

conclusions and judgements reached.   I have set out my reasoning and conclusions 

in my Proof of Evidence, but identify the key areas below: 

 The application of the methodology to the baseline assessment of landscape 

receptors with regard to landscape value, sensitivity and susceptibility to 

change; 

 Whether the LVA properly assesses impacts and effects on the landscape 

setting to Tenterden; 

 The weight attributed to the findings of the LVA, specifically with regard to the 

magnitude of the landscape and visual effects identified and whether these 

substantiate the view of the Council that the proposals are unacceptable; 
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 The degree to which the findings of the LVA have informed the design 

process.   

 1.14 On visual matters I agree that the viewpoints included in the LVA provide a 

reasonable representation of the anticipated visibility of the proposed development in 

the wider landscape, from publicly accessible viewpoints.    

 

2. Landscape Policy Context 

2.1 The full Policy context to this Appeal is set out in the Ashford Borough Council 

Statement of Case (dated 2nd December 2021).    I have highlighted below the key 

policies of relevance to an assessment of landscape and visual matters.   

 NPPF (July 2021) 

2.2 Paragraph 174 of the NPPF includes: 

Planning policies and decisions should contribute to and enhance the natural and 

local environment by: 

a)   protecting and enhancing valued landscapes …. 

b)  recognising the intrinsic character and beauty of the countryside, and the 

wider benefits from natural capital and ecosystem services – including the 

economic and other benefits of the best and most versatile agricultural land, and 

of trees and woodland; 

2.3 There is no planning definition as to what constitutes a Valued Landscape.  The 

Inspector at the inquiry relating to proposed residential development at land off Bath 

Road, Leonard Stanley (Appeal Reference APP/C1625/A/13/2207324), noted that to be 

valued would require the site to show some demonstrable physical attribute rather than 

just popularity.    GLVIA3 addresses landscape value and sets out factors or criteria to 

take account of in the assessment of landscape value (Box 5.1, page 84).  More 

recent guidance published by the Landscape Institute on the assessment of 

Landscape Value (LI Technical Guidance Note 02/21 Assessing landscape value 

outside national designations CD5.6) sets out suggested criteria or factors to inform 

assessment of landscape value.    
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2.4 Paragraph 131 of the NPPF deals primarily with the planting of trees, but also notes the 

need to ensure that existing trees are retained wherever possible. Paragraph 180(c) 

considers the protection of ancient or veteran trees:   

 When determining planning applications, local planning authorities should apply 

the following principles: 

c) development resulting in the loss or deterioration of irreplaceable habitats 

(such as ancient woodland and ancient or veteran trees) should be refused, 

unless there are wholly exceptional reasons63 and a suitable compensation 

strategy exists; 

Local Policy Context: Ashford Local Plan 2030. 

2.5 Reason for Refusal 2 of the Decision Notice references Policies HOU5, SP1, SP6 

and ENV3a of the adopted Ashford Local Plan 2030 (CD2.1).   The specific elements 

of these policies of relevance to landscape and visual matters are: 

2.5.1 Policy SP1 sets out the Strategic Objectives of the Local Plan:  

To deliver the ‘Vision’, a number of strategic objectives have been identified. 

They form the basis of this Local Plan’s policy framework, as well as providing 

the core principles that planning applications are expected to adhere to. 

b. To conserve and enhance the Borough’s natural environment including 

designated and undesignated landscapes and biodiversity and promote a 

connected green infrastructure network that plays a role in managing flood 

risk, delivers net gains in biodiversity and improves access to nature; 

d. To create the highest quality design which is sustainable, accessible, safe 

and promotes a positive sense of place through the design of the built form, 

the relationship of buildings with each other and the spaces around them, and 

which responds to the prevailing character of the area; 

2.5.2 Although not specifically referenced in the Reasons for Refusal Policy SP2 

states that: 

 Development in the rural areas will be of a scale that is consistent with the 

relevant settlement’s accessibility, infrastructure provision, level of services 

available, suitability of sites and environmental sensitivity. 
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2.5.3 Policy SP6 promotes high quality design: 

Development proposals must be of high quality design and demonstrate a 

careful consideration of and a positive response to each of the following 

design criteria: 

a) Character, distinctiveness and sense of place 

2.5.4 Policy HOU5 relating to Windfall Sites states:  

 e) The development must conserve and enhance the natural environment and 

preserve or enhance any heritage assets in the locality; and, 

f) The development (and any associated infrastructure) is of a high quality 

design and meets the following requirements:- 

i) it sits sympathetically within the wider landscape, 

ii) it preserves or enhances the setting of the nearest settlement, 

iii) it includes an appropriately sized and designed landscape buffer to 

the open countryside, 

iv) it is consistent with local character and built form, including scale, 

bulk and the materials used, 

v) it does not adversely impact on the neighbouring uses or a good 

standard of amenity for nearby residents, 

vi) it would conserve biodiversity interests on the site and / or adjoining 

area and not adversely affect the integrity of international and national 

protected sites in line with Policy ENV1. 

2.5.5 Policy ENV3a states:   

All proposals for development in the borough shall demonstrate 

particular regard to the following landscape characteristics, 

proportionately, according to the landscape significance of the site: 

   a) Landform, topography and natural patterns of drainage; 

b) The pattern and composition of trees and woodlands; 

c) The type and composition of wildlife habitats; 
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d) The pattern and composition of field boundaries; 

e) The pattern and distribution of settlements, roads and footpaths; 

f) The presence and pattern of historic landscape features; 

g) The setting, scale, layout, design and detailing of vernacular 

buildings and other traditional man made features; 

h) Any relevant guidance given in the Landscape Character SPD; 

i) Existing features that are important to and contribute to the definition 

of the local landscape character shall be retained and incorporated 

into the proposed development; and, 

j) Any non-designated, locally-identified, significant landscape features 

justified in a Parish Plan or equivalent document. 

2.5.6 Paragraphs 2.49 to 2.51 of the Local Plan refer specifically to the principle of 

development in and around Tenterden.  Paragraph 2.51 makes direct 

reference to the importance of the landscape setting to Tenterden: 

The high quality of Tenterden’s landscape setting and its intrinsic 

historic character are factors that suggest that new development in the 

town should be limited, phased and very carefully planned. 

 
Tenterden Neighbourhood Plan 2013-2030 Pre-Submission Draft (June 2021) 

2.6  The Tenterden Neighbourhood Plan (CD2.4) is not made.  The Plan does, however, 

include proposals for The Limes Land (Appeal Site) to be designated as a Local 

Green Space (Policy TEN NP2).   

Planning History  

2.7 A 1988 application for 124 homes on land within the Appeal Site (development was 

more concentrated in the western parts of the site) was subsequently dismissed at 

Appeal (87/00259/AS) in 1989 (Appeal Reference T/APP/E2055/A/87/079807/P7) 

(CD6.1b).  At that Appeal the Inspector made a number of comments relating to 

landscape character and visual amenity: 

At Paragraph 12 the Inspector agrees with the Council’s opinion that despite 

bordering housing on Appledore Road and Woodchurch Road, the site has no 
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sense of urban enclosure and that the development of the site would rightly 

be perceived as a major incursion into the countryside. 

At Paragraph 13 the Inspector notes with regard to views from Footpath AB12 

I saw on my site visit that these views, particularly from the northerly end of 

the footpath were very attractive, the predominant impression being of the 

church and other buildings set in a swathe of trees rising above the fields and 

hedgerows in the foreground  and that the development  which would be of a 

relative intense nature, would appear as a substantial intrusion into the views 

of Tenterden and the Conservation area. This would clearly be detrimental to 

the character and appearance of the area. 

At Paragraph 14 the Inspector notes with regard to the overall character of 

the settlement that a significant element in its character derives from the close 

proximity of the countryside to the heart of the town.   

2.8 The SLR LVA argues that this decision is over 30 years old, planning context has 

changed and the application was for a higher density development in a smaller part 

of the site.    Allowing for this, the conclusions of the Inspector as to the character of 

the Appeal Site, its function as part of the landscape setting to the settlement and the 

impact of development on rural character remain relevant in my view.  The aerial 

photographs (extracts from Google Earth) I include as Appendix 3 to my Proof of 

Evidence show the Appeal Site in 1990 and the current 2021 view.   These views 

show that the level and extent of development on the settlement edge appears to 

have changed little since 1990.   The field pattern and use of the land appears 

unchanged.  The principal change is much of the vegetation on the field boundaries 

and the site perimeters, in particular the settlement edge to Woodchurch Road has 

matured and is more extensive.    

2.9 An application for 250 homes (by Wates Developments Ltd) on the Appeal site was 

dismissed by Ashford Borough Council in September 2020 (Application Reference 

AS19/01788 CD3).  The proposed development area was largely identical to that 

being considered at this Appeal, but related to a substantially greater number of 

houses.  Reason for Refusal 2 was largely identical to Reason for Refusal 2 in 

respect of this Appeal. 

2.10 Land Management Services Ltd provided advice to Ashford Borough Council on 

landscape and visual matters in relation to this application.   The advice provided to 
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the Council at that time is summarised in an email to the Case Officer dated 27th 

August 2020 included as Appendix 4 to my Proof of Evidence. 

 

3. Landscape Character Context 

3.1 I agree with the descriptions set out Section 4.2 of the SLR LVA that the Appeal Site 

lies within the following character areas as described in published Landscape 

Character Assessments: 

3.1.1 NCA 122: High Weald as described in the Natural England National Character 

Areas (CD5.2). 

3.1.2 Oxney: Lower Rother Valley as described in the Landscape Character 

Assessment of Kent (2004) (CD5.3). 

3.1.3 Character Area 23 Woodchurch Undulating Farmlands as described in the 

Ashford Landscape Character Assessment (Jacobs 2009) (CD5.4) and the 

Ashford Landscape Character Supplementary Planning Document (SPD) 

2011) (CD2.38). 

 National Character Area 

3.2 The site is located within National Character Area NCA 122 High Weald.  At 4.2.1 of 

the LVA, SLR list the key characteristics of the NCA of relevance to the Appeal Site.  

I would agree with this list, in particular the reference to: 

  An intimate, hidden and small-scale landscape with glimpses of far-reaching 

views, giving a sense of remoteness and tranquillity…  

Small and medium-sized irregularly shaped fields enclosed by a network of 

hedgerows and wooded shaws, predominantly of medieval origin and 

managed historically as a mosaic of small agricultural holdings typically used 

for livestock grazing. 

A predominantly grassland agricultural landscape grazed mainly with sheep 

and some cattle. 
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Local Landscape Character Assessment 

3.3 The Ashford Landscape Character Supplementary Planning Document (SPD), 

adopted in 2011, was informed by two studies carried out in 2005 (Ashford Local 

Development Framework Landscape Character Study) and 2009 (Ashford 

Landscape Character Assessment)  The overall aim of the SPD as stated in the 

opening paragraph is to:  

 promote regard for the landscape and to ensure new development makes a 

positive contribution to the landscape, including its key characteristics and 

features in which it is located. 

3.4 The 2009 assessment and 2011 SPD post date and cross reference to the 

Landscape Character Assessment of Kent (2004).  I would agree with the approach 

taken in the SLR LVA to focus on the assessment of the proposals against the key 

characteristics of the Woodchurch Undulating Farmlands LCA as described in the 

2009 and 2011 Ashford documents.  The SLR LVA lists the key characteristics of the 

LCA.  I consider the following characteristics to be of particular relevance to the 

Appeal Site: 

 Undulating landscape; The Appeal Site has a gently undulating landform 

rising from the lower areas in the southern and western parts of the site to the 

shallow ridge in the central northern areas and then falling away to the east. 

 Mixed farmland with little intensive land use; The land was under grazing by 

sheep in 2020.  

 Varied field pattern;  The Appeal Site is characterised by an irregular shaped 

field pattern of small to medium sized fields or paddocks. 

 Strong sense of enclosure provided by mixed woodlands and hedgerow.  

There is a moderate sense of enclosure, mainly in the western parts of the 

site created by the network of mature hedges and hedgerow trees within and 

bordering the land, landform and small groups of trees and scrub.   This 

character is less pronounced in the higher north eastern parts of the Appeal 

Site, which benefits from more open views to the east. 

 Broadleaf and coppice woodland with mixed ground flora;   There are small 

copses within the Appeal Site with larger woodland blocks on the site 

perimeters. 
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 Field ponds and narrow stream corridors;  There is a strong network of ponds 

and watercourses across the Appeal Site. 

3.5 As referenced in the SLR LVA, the overall condition of the landscape of the 

Woodchurch Undulating Farmlands LCA is described in the 2009 Ashford Landscape 

Character Assessment (CD5.4 p.102 -104) as good with a moderate sensitivity with 

guidelines to conserve and reinforce characteristic landscape features and patterns 

through conservation, management and enhancement.  

 

4. Baseline Landscape Character Assessment  

4.1 The Appeal Site comprises 24.34 hectares of land on the south eastern edge of 

Tenterden and forms a wedge of open land to the north of Appledore Road and 

southeast of Woodchurch Road.  The land is known locally as The Limes Land.  I 

have included a number of photographs of the Appeal Site at Appendix 5 of my Proof 

of Evidence.   I have sought not to duplicate views shown in the SLR LVA, but 

include additional views to support the description and assessment which I set out 

below. 

4.2 The plan included at Figure 2 of the Officer’s Report to Committee 15th September 

2021 provides a useful point of reference as it sub divides the land by fields (Fields 

F1 -14) (see my Appendix 1).   The fields mainly comprise areas of unmanaged 

grassland with areas of scrub and wetland (the photographs included in the SLR LVA 

show that until recently much of the land was under grazing).  Field F13 in the 

southern part of the Appeal Site comprises an area used as sports pitches.   The 

fields are bordered by mature native hedgerows with occasional hedgerow trees, 

including a number of ancient or Veteran trees, mainly oaks (see Figure 5 of the 

Arboricultural Implications Report prepared by SJA Trees dated April 2021) (CD1.13). 

A number of these trees are covered by Tree Preservation Orders (TPOs).  Figure 2 

of the SJA Trees Report provides an overview of the TPOs covering trees on and 

bordering the Appeal Site.  The hedges are generally fragmented and appear not to 

have been actively managed for some years.    

4.3 The land within the Appeal Site rises from the western area towards a high point in 

the central north eastern parts of the site.   There is a shallow ridge in the northern 

parts of the site, but this becomes less pronounced in the southern section which is 

largely at grade, although the land falls away along the eastern fringes.   There are 
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occasional dips and undulations, in particular in the southern part of the site, which it 

is understood are a remnant of former marl workings.  The network of ditches, 

watercourses and ponds are another distinctive feature of the land. 

4.4 Footpath AB12 runs north to south through the central parts of the Appeal Site (see 

my Viewpoints L7 to L13).  On entering the Appeal Site on the footpath from 

Woodchurch Road (Field F8), the land rises gently and the path runs just below the 

highest point (Viewpoint L7).  In the central parts of the site (Field F9) there are more 

expansive views east across the Weald and through breaks in the hedgerow across 

the western fields towards Tenterden (Viewpoints L8 and L9).   As described in the 

LVA, St Mildred’s Church is a distinctive feature of these views towards the town.  

The viewer is also aware of the settlement edge, in particular partial views of 

properties on Appledore Road (see in particular SLR LVA Viewpoints 5, 9, A and B).  

The footpath then descends to cross an area of pond and wetlands via a short 

section of boardwalk.   South of the pond the land runs roughly at grade between 

Fields F7 and F10 (Viewpoints L10 and L11).   The path then runs alongside a 

distinctive line of mature oaks forming the boundary between Fields F13 and F14 

(Viewpoint L12).  

4.5 The SLR LVA draws something of a distinction between the land to the west and east 

of Footpath AB12 in defining landscape receptors, with regard to levels of enclosure, 

relationship to the settlement edge and the AONB (see SLR LVA Paragraph 4.4 and 

subsequent text and impact assessment tables).   Whilst I understand this distinction, 

I think there are many aspects of the land in terms of features and overall character 

which run across the whole Appeal Site.  For ease of reference, I will refer to these 

as the western and eastern land parcels in my description and assessment of the 

Appeal Site. 

4.6 There is a network of informal paths across the Appeal Site.  The most distinctive 

informal path roughly follows the perimeter of the Appeal Site.  Much of this path is 

on the alignment of AB70, which is the subject of the pending DMMO (CD4.6a.4). 

4.7 The Appeal Site boundaries in the eastern parcel comprise a mixture of woodland 

and managed hedges with hedgerow trees allowing open, expansive views over the 

Weald.   The Appeal Site boundaries in the western parcel mainly comprise the rear 

gardens to properties on Appledore Road and Woodchurch Road.   The character 

and appearance of this existing settlement edge is in my view a key consideration in 

assessing the effects of the proposed development on the landscape setting to 
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Tenterden.   The north western boundary comprises the rear gardens to properties 

on Woodchurch Road (Viewpoints L1 to L3).   The properties benefit from long 

gardens which culminate in a mature wooded edge to the Appeal Site.   This edge 

includes a number of mature trees including the Veteran oak (T345). Properties on 

Woodchurch Road are glimpsed through the trees.   The south western boundary to 

properties on Appledore Road is more open in places allowing occasional views to 

the gardens and houses (Viewpoints L4 and L5), but retains a wooded character.  

Many of the older properties are set within more mature gardens.     

4.8 The viewpoints I have included show that, even in winter, the existing trees and 

hedgerows both on the boundary and within the Appeal Site filter and frame views of 

the settlement edge.   In the more expansive views from the higher points of AB12 

the settlement edge is barely discernible within the mature wooded setting to 

Tenterden.   In my opinion, whilst there is an awareness of the settlement edge, the 

mature wooded boundaries ensure that this does not exert a strong influence on the 

overall character and appearance and the aesthetic and perceptual aspects 

associated with the land.   It is not a harsh or open settlement edge where the 

neighbouring properties strongly influence the character and experience of the 

landscape of the Appeal Site.   The SLR LVA at 4.3.3 states that the western parcel 

is subject to some influence from housing on the settlement edge.   I would agree 

that there is some influence, but in my opinion this influence is limited and the whole 

of the Appeal site retains a predominantly rural character. 

4.9 The gently undulating landform, mature hedges and hedgerow trees and the network 

of ponds, wetlands, streams and ditches enclosing the grassland fields create areas 

of enclosure and locations where more open expansive views can be gained across 

the land towards Tenterden to the west and the Weald to the east.   There is no 

suggestion in the SLR LVA that this might be described as a degraded landscape 

and I would agree with this.   The field pattern remains largely intact from the 1850s, 

although there are breaks in the hedgelines.  The mature trees are a distinctive 

feature across site.  Tree T381 is an ancient multi-stemmed field maple set within the 

hedgerow on the eastern edge of Field F10. 

4.10 In my opinion the whole of the Appeal Site reflects many of the key characteristics 

described in the Woodchurch Undulating Farmlands LCA of an undulating landscape; 

mixed farmland with little intensive land use; varied field pattern; field ponds and 

narrow stream corridors.   Whilst there are areas with a more enclosed character, 

parts of the Appeal Site offer more open expansive views, even within the western 
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land parcel (see my Viewpoint L6).  There are also small pockets of woodland and 

scrub, associated mainly with the ponds.  The land was under grazing until relatively 

recently.   In my view there is something of a transition across the Appeal Site from 

west to east from the wooded settlement edge, across the more partially enclosed 

landscape of the western parts of the site to the more expansive open landscape on 

the eastern side of the shallow ridge.   This is an important characteristic of the 

settlement edge and the setting to Tenterden. 

4.11 The tree avenue on Appledore Road is described in the Avenue Study prepared by 

Re-Format (dated 21st April 2021) (CD1.3) and Tree Preservation Order (TPO) No.15 

(2021) (CD5.11).  The TPO covers 73 trees on Appledore Road, mostly mature horse 

chestnuts and limes which make up the majority of the avenue trees.  The plan 

included with the TPO gives a clear representation of the relatively continuous 

character of the tree avenue along Appledore Road.  The avenue is an important and 

coherent landscape feature; a largely unbroken avenue of trees which defines the 

character of Appledore Road as it enters the settlement of Tenterden.  It is also 

important to note that the TPO includes a number of more recently planted avenue 

trees, which are indicative of the active conservation and management of the avenue. 

4.12 The SLR LVA describes the existing landscape of the Appeal site by reference to a 

series of Landscape Receptors at Paragraph 4.4.  I would agree that these 

landscape receptors provide a good representation of the overall landscape 

character and features and elements which contribute to the character and 

appearance of the landscape.   The LVA in Section 4.5 and Table D2 provides an 

assessment of landscape value, sensitivity and susceptibility to change by reference 

to these landscape receptors in order to inform the assessment of impacts and 

effects.  This approach is consistent with best practice guidance described in 

GLVIA3. 

4.13 The SLR LVA provides an assessment of landscape value informed by the criteria 

set out in GLVIA3 Box 5.1.  The overall assessment of value against each of these 

criteria is informed by Table A1 of the SLR LVA Methodology which relates to 

Landscape Designations.   Table 1 of Landscape Institute Technical Guidance Note 

02/21 Assessing landscape value outside national designations (CD5.6) provides a 

useful checklist of indicators and evidence of value against a series of factors or 

criteria which are modified slightly from those set out in GLVIA3 Box 5.1.   I have 

undertaken my own assessment of landscape value of the Appeal Site against the 
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Factors in Technical Guidance Note 02/21, informed by the indicators and evidence 

described in Table 1 of the Guidance.  

Natural Heritage 

4.13.1  With reference to the indicators in the guidance note, the Appeal Site 

includes many elements of semi natural habitat which are characteristic of the 

wider landscape typology as described in the Woodchurch Undulating 

Farmlands LCA. The land also represents a wedge of countryside and as 

such contributes to the green infrastructure network within and around the 

settlement of Tenterden.    The landscape pattern of fields and hedgerows 

dates back to at least the mid-19th century.  As described by the Inspector at 

the 1989 inquiry a significant element in its character derives from the close 

proximity of the countryside to the heart of the town (Paragraph 14)  In my 

view this is an important attribute associated with the land which remains 

relevant today.  Whilst I acknowledge that the ecological assessments do not 

conclude that the land is of particular ecological value, I would argue that the 

range of habitats contribute to the sense of place. 

Cultural Heritage 

4.13.2 I am not aware of any particular cultural heritage associations with the 

Appeal Site. 

Landscape Condition 

4.13.3 In my opinion there is an absence of detracting or incongruous 

features.  The influence of the existing settlement edge on the character and 

appearance of the land is not a detractor.   The mature trees are generally in 

good condition and whilst the historic landscape pattern associated with the 

fields and hedgerows remains largely intact, it is acknowledged that there are 

gaps and the hedges are not actively managed.  The land was grazed until 

recently.  The ponds, wetlands and network of streams are also an important 

attribute of the landscape.   There is good evidence of natural regeneration 

across the Appeal site with many oak and other tree and shrub seedlings.   If 

left unmanaged the land would gradually revert to woodland. 
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Associations 

4.13.4 I am not aware of any known historical associations with people or 

local events. 

Distinctiveness 

4.13.5 The Appeal Site contributes to the landscape setting to Tenterden.  In 

my view it is part of an important transitional area from settlement edge to the 

wider AONB.  It is an integral part of the combination of linear development 

along the main routes into Tenterden with wedges of countryside extending 

between the residential areas almost to the centre of the town, which 

characterise the settlement.    

Recreational 

4.13.6 Footpath AB12 runs through the central parts of the Appeal Site.  This 

is a well-used public right of way from which almost the whole Appeal Site 

can be appreciated.   The current open views across the Appeal Site 

contribute substantially to the experience and enjoyment of Footpath AB12.  

There is currently unauthorised but regular access to the remainder of the 

land.   KCC has concluded that there is a strong case for a DMMO relating to 

the alignment of proposed Footpath AB70.  This is testament to the 

importance of the land for informal recreation, easily accessible from 

Tenterden. 

Perceptual (Scenic) 
 
4.13.7 The whole of site can be perceived from Footpath AB12.  As 

described in the SLR LVA there are views west towards the tower of St 

Mildred’s Church, which is an important local landmark.   Along the length of 

Footpath AB12 views towards Tenterden flow from open countryside to 

settlement edge and town.   There is no perception of a strong or harsh 

boundary between the two.  As identified in the SLR LVA in some locations 

these views are framed by breaks in the hedgerows (see LVA Viewpoints 5, B 

and 9).   There also occasional views from the higher ground east towards the 

Weald, reinforcing the relationship between the Appeal Site and the wider 

countryside.  
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Perceptual (Wildness and Tranquillity) 

4.13.8 The relatively unmanaged land of the Appeal Site does contribute to 

perceptions of wildness.   There is faint background noise associated with the 

neighbouring roads and residential areas, and perceptions of wildness and 

tranquillity tend to recede as one moves from the eastern to the western parts 

of the site. 

Functional 

4.13.9 My conclusion is that the Appeal Site performs an important function 

as one of the wedges of countryside which extend into the heart of the town.   

As such it forms an important part of the landscape and green infrastructure 

and landscape setting to the Tenterden.   Many of the elements of the 

landscape such as the mature trees and hedges, network of ponds and 

streams, unmanaged grasslands and soils will contribute to ecosystem 

services and the current levels of access will contribute to the health and well-

being of residents.  These are important, local functional attributes associated 

with the land. 

4.14 My assessment has identified that there is good evidence of a number of indicators of 

landscape value associated with the Appeal Site and that these provide evidence of 

demonstrable physical attributes associated with the land.  I would agree to a large 

extent that this value is largely attributable at a local or community level (as described 

in the SLR LVA), although the strategic importance of the land as part of the 

landscape setting to Tenterden is in my view of wider local authority importance.  

4.15 In my view the assessment of landscape sensitivity should be informed primarily by 

the existing or baseline landscape conditions, although GLVIA3 does indicate that 

this should also address the susceptibility of the land to the development proposed.   

Whilst perhaps more of an academic point, in my view the LVA underplays the 

sensitivity of land east of Footpath AB12, which is identified as medium/low by 

reference to the relevant landscape receptors in Table D2.   In my view this land 

should be assessed of higher sensitivity due to the importance of this land to the 

setting of the AONB.    The reason for this difference is that the SLR LVA 

assessment of susceptibility to change and sensitivity is informed by the proposals as 

well as the baseline conditions.    



Land between Woodchurch Road and Appledore Road, Tenterden 
Proof of Evidence by David Withycombe BSc, MSc, MLI                                                                                     11

th
 January 2022  

 
 

19 

 

4.16 From my own site visit and a review of the SLR LVA findings I would, however, agree 

with the assessment of the sensitivity of the western areas as predominantly of 

medium susceptibility to change and medium sensitivity.     

 

5. The Proposed Development 

5.1 The proposed development is described in the supporting documents to the planning 

application, principally the Design and Access Statement dated 22nd April 2021 

(CD1.2).   The proposed layout and landscape infrastructure is shown principally on 

the Illustrative Landscape Masterplan prepared by SLR dated April 2021.   A revised 

Illustrative Landscape Masterplan (Plan Reference 21037- RFT- 00-00- DR -A -0003 

Rev PO1) has been submitted by the Appellant.   I have reviewed this plan and do 

not consider this alters the issues raised in my proof with regard to the appeal 

scheme.   I do, however, comment on the potential impact and effects on users of the 

indicative alignment of Footpath AB70 as shown on the revised Plan. 

 
5.2 As with the previous application for 250 houses, the proposed residential 

development extends over the full extent of the land to the west of Footpath AB12.   

The number of proposed dwellings is reduced and so as a consequence there is 

more open space and landscape infrastructure within the residential areas.  The 

proposals largely retain the existing hedgerows and other features such as ponds 

and streams/ditches.  A series of greenways running west from Footpath AB12 are 

aligned mainly on key views towards St Mildred’s Church.  The scheme also includes 

a more generous buffer to the existing settlement edge.   A consequence of the need 

to retain and protect existing landscape features is that development is concentrated 

in a series of parcels enclosed by the retained hedgerows.   Building densities within 

these parcels are stated as ranging from 40 to 45 dwellings per hectare (dph) in the 

west to 20-25 dph in the eastern parcels adjoining Footpath AB12 as described in the 

Design and Access Statement.   

5.3 The proposed development would result in the loss of up to 46 individual trees, with 

up to fifteen groups wholly or partially removed (Paragraph 7.5.23 Appellants 

Statement of Case).   Impacts on trees are addressed in the Proof of Evidence 

prepared by Mr Cook.  In my Proof of Evidence, I have highlighted the importance of 

trees and tree groups to the overall landscape character of the Appeal Site.  Any loss 

of trees would erode this character.    
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5.4 Construction of the site access would result in the loss of a mature horse chestnut, 

which forms part of the mature avenue of trees on Appledore Road.   The effects of 

the creation of this access are shown on the Photomontage prepared by SLR for 

Viewpoint 13 as part of the LVA.   I have included an additional view (my Viewpoint 

L14) to show the wider setting of the proposed site access, as part of the avenue on 

Appledore Road.    Further views are included in the evidence prepared by Mr Cook. 

5.5 A series of Photomontages are included in the Design and Access Statement and 

some of these (Viewpoints 5, B and 8) are also included in the SLR LVA.   Other 

Photomontages from within the development are also included in the Design and 

Access Statement, although these do not include the corresponding existing view. 

 

6. Assessment of Landscape Character Impacts and Effects 

6.1 Table D4 of the LVA provides a summary of the anticipated landscape effects of the 

proposed development on Landscape Elements and Features, Aesthetic/Perceptual 

and Overall Landscape Character, by reference to the landscape receptors.  The 

SLR LVA concludes that there would be major negative landscape effects to: 

Elements and Features:  Enclosed pasture fields (and a football pitch) to the 

west of the footpath, some influence from the settlement edge 

Overall Character: Enclosed Woodchurch Undulating Farmlands, west of the 

footpath 

The LVA also concludes that there would be moderate negative landscape effects to: 

Aesthetic/Perceptual: Enclosed, medium scale, proximity to the settlement 

edge to the west of the footpath 

Elements and Features: Prominence of St Mildred’s at the west of the site ie 

views to the church 

6.2 The SLR LVA therefore concludes that the proposals would result in moderate to 

major, permanent negative or adverse effects to: 

 The overall landscape pattern of enclosed pasture fields and settlement edge; 

 Key characteristics as described in the published LCA; 

 Perception of the landscape which forms the settlement edge; 



Land between Woodchurch Road and Appledore Road, Tenterden 
Proof of Evidence by David Withycombe BSc, MSc, MLI                                                                                     11

th
 January 2022  

 
 

21 

 

 Key views to St Mildred’s Church. 

 

6.3 The SLR LVA concludes that there would be moderate/minor negative and positive 

effects to the overall character of the Open Woodchurch Undulating Farmlands, east 

of the footpath (see Table D2).  Whilst I agree there are likely to be positive effects to 

the northern parts of the Appeal Site as a consequence of habitat creation, the 

orchard and improved management, I conclude that there would be major negative 

effects to this landscape receptor in the central and southern parts of the site where 

the existing fields will be replaced by the sports pavilion, car park and the sports 

pitches.  I consider that this conclusion is supported by the Photomontage included 

on Page 60 of the Design and Access Statement (see also my Viewpoint L13).  In 

this view Footpath AB12, which currently runs through an open field, would be 

located between the sports pavilion and the residential area.   The experience for 

users of Footpath AB12 would be transformed from one of a route through open 

countryside to that of a route running in close proximity to an exposed settlement 

edge and, in the southern parts of the site, running between the residential areas and 

the sports ground.  I conclude that the experience would be similar for users of AB70 

(if the scheme is approved) which on the updated masterplan is shown on an 

alignment running through the residential development.    

6.4 I agree with the evidence presented by Mr Cook relating specifically to the impact the 

development would have on trees.   The mature hedgerow trees are an important 

characteristic of the Appeal Site and any losses would erode the rural character and 

appearance of the site.  T381 is a mature, multi-stemmed field maple and if removed 

as a consequence of the proposals would represent a significant loss of an important 

landscape feature. 

6.5 I also agree that the horse chestnut proposed for removal on Appledore Road (SLA 

T43, TPO T18) is an integral part of the avenue character along the route.  Although 

the trees are variable in age and species, the TPO Plan (TPO 15, 2021) shows that 

the avenue remains largely unbroken along the entire length of the route through the 

residential areas into Tenterden.   It is an important landscape feature which defines 

the character of Appledore Road through the residential areas.  The avenue is under 

active conservation and management as evidenced by the recent tree planting to infill 

gaps along the route.  The removal of T43 would erode the avenue character, 

creating a substantial gap in the otherwise unbroken line of trees on this part of 

Appledore Road, which could not be replaced due to the location of the access road.   
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6.6 The Statement of Case prepared on behalf of the Appellant acknowledges that there 

would be negative effects (as identified in the SLR LVA) at paragraph 7.5.6 stating 

The LVA goes on to explain that major/moderate landscape effects resulting from the 

proposed development would be focused on the western end of the appeal site, 

where new homes would be introduced to the enclosed pasture fields; and that all 

other landscape effects would be moderate or less. 

6.7 These impacts and effects are somewhat dismissed as an inevitable consequence of 

development.  At page 31 (Design Appraisal) the SLR LVA states:  However, all 

green field residential developments on the settlement edge will result in at least 

localised landscape and visual harm, and this proposal is no different; there would be 

changes in local views and landscapes caused by the proposed new built forms, and 

some of these would be negative in nature 

6.8 I strongly disagree with this statement.   The impacts and effects are specific to 

individual schemes and locations and are identified through the assessment of the 

landscape baseline, the appropriateness of the proposed development (use, scale, 

layout, density, design, etc) and judgements as to landscape value, susceptibility to 

change and sensitivity.  I agree that, in the majority of cases, (unless one is dealing 

with a particularly degraded landscape on an exposed or open settlement edge), 

assessment is likely to conclude that there would be localised negative or adverse 

landscape and visual impacts and effects, or harm. In this case the SLR LVA 

concludes that there would be major/moderate permanent negative or adverse 

effects to a number of key landscape receptors as listed in my Paragraphs 6.1 and 

6.2.  I do not consider that such levels of identified effects or harm can be dismissed 

as a consequence of all green field residential developments on the settlement edge.  

The identified impacts and effects are specific to this development in this location.     

6.9 In many respects these conclusions of the LVA on landscape impacts and effects 

largely substantiate the Reasons for Refusal and acknowledge that the proposed 

development would result in permanent significant adverse effects or harm to the 

character and appearance of the Appeal Site.   In a case such as this where the LVA 

concludes substantial negative effects on key landscape receptors, I would expect 

there to be some evidence as to how the LVA has informed the design process and 

evidence of additional mitigation in order to address the identified impacts and 

effects, for instance through changes to design and layout or additional mitigation in 

the form of planting or other landscape enhancements.   
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6.10 I conclude that the Appeal Site does form part of a strongly rural edge that, in its 

undeveloped state, contributes positively to the landscape setting of the south-east 

side of Tenterden and that the proposed development would not sit sympathetically 

within the wider landscape, preserve or enhance the setting of the settlement or be 

consistent with local character as set out in Reason for Refusal 2.   In my opinion the 

Appeal Site continues to provide close proximity of the countryside to the heart of the 

town which the Inspector at the 1989 Inquiry considered was such a significant 

element of the character of the town. In my view the proposed development fails to 

provide the positive response to character, distinctiveness and sense of place 

required by Policy SP6a and would not adequately conserve or enhance the natural 

environment as required by Policies SP1 and HOU5.  Specifically I conclude that the 

proposed development would not: 

 sit sympathetically within the wider landscape (HOU 5i); 

 preserve or enhance the setting of the nearest settlement (HOU5ii), 

 include an appropriately sized and designed landscape buffer to the open 

countryside (HOU5iii); 

 be consistent with local character (HOU5iv) 

6.11 Valued Landscape as referenced in Paragraph 174(a) of the NPPF is not cited in the 

Reasons for Refusal.  In my assessment of landscape value I conclude that there are 

many local attributes which demonstrate that this is a landscape which has 

considerable importance and value at a local or community level, in particular to the 

landscape setting of Tenterden and as an attractive area of accessible countryside, 

with a number of distinctive characteristics close to the heart of the town.   

6.12 With regard to Paragraph 174(b) I conclude that this is a proposal which will cause 

harm to the intrinsic character and beauty of the countryside and is not sympathetic 

to local landscape character.  The removal of T43 will also impact on the intrinsic 

character of the avenue on Appledore Road.   The loss of this tree and potentially 

T381 are not subject to a suitable compensation strategy as required by Paragraph 

180 (c) of the NPPF. 

 
 
7. Assessment of Visual Impacts and Effects 

7.1 I agree that the viewpoints included in the SLR LVA provide a good representation of 

views to be assessed.   I also broadly agree with the conclusions of the LVA as to 
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visual impacts and effects, as summarised in Table E3.   In my opinion the principal 

negative visual effects relate to three visual receptors: 

 Walkers using Footpath AB12; 

 Pedestrians, vehicle users and residents in the vicinity of the access from 

Appledore Road; 

 Views from the rear of properties on Appledore Road and Woodchurch Road 

(including Limes Close); 

7.2 The views from Footpath AB12 to the proposed development area are described with 

reference to five main viewpoints  (Viewpoints 5, 9, 13, A and B).   Major to moderate 

permanent negative visual effects are concluded for these Viewpoints. I would agree 

with this assessment. The Photomontages prepared by SLR for Viewpoints 5, B and 

9 demonstrate the change in the character and appearance of these views.   The 

character and appearance of these views would change from a predominantly rural 

view towards the wooded settlement edge to views dominated and framed by 

residential development.   Reference is made to the retention of the framed views to 

St Mildred’s Church.   Views will be retained to the Church but these would be framed 

in part by residential development. 

7.3 The SLR Viewpoint 12 shows the view to the proposed access from Appledore Road.   

A photomontage from Viewpoint 12 shows the anticipated change to this view as a 

consequence of development.  The LVA concludes that there would be moderate to 

major negative effects on this view. I agree with this assessment.  The removal of 

T43 would also impact on views of the avenue east and west along Appledore Road, 

creating a substantial gap in the line of trees. 

7.4 The LVA also includes an assessment as to the visual effects of the proposals on 

residents (see in particular Viewpoints 3, 7 and 8).   The LVA concludes that there 

would be moderate, in some cases reducing to minor, negative effects on residential 

visual amenity.  It is difficult to form a judgement as to the effects from properties 

without viewing the site from each dwelling, but it is evident from viewing the site from 

the edge of rear gardens that the proposals would alter the outlook from some 

properties, in particular those with a more open aspect on Appledore Road (see for 

instance my Views L3 and L5 which are located close to the south western site 

boundary with Appledore Road).   I understand that representations will be made by 

residents backing onto the Appeal Site, but, as described above many of the 
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properties benefit from a mature wooded boundary, which contributes to the 

character of the existing settlement edge. 

7.5 Overall I would largely agree with the findings of the visual assessment to the SLR 

LVA.   The visual impact and effects of the proposed development from publically 

accessible locations would be relatively localised (mainly confined to users of 

Footpath AB12 and the access from Appledore Road).   I also  agree with the 

findings of the SLR LVA that there would be major/moderate adverse visual effects 

on the character and appearance of views west from Footpath AB12.   

7.6 The LVA does not consider views from the proposed alignment of Footpath AB70 (as 

shown on the updated Illustrative Masterplan.   A number of the additional views I 

include in Appendix 5 of my Proof of Evidence illustrate the character and 

appearance of views from AB70 (see for instance my Viewpoints L4, L11 and L13).   

The character and appearance of views from the alignment of AB70 would be 

affected by the proposals.  The suggested alignment shown on the updated 

Illustrative Masterplan shows that Footpath AB70 would be a route through the 

residential areas, which would have an obviously detrimental effect on the character 

and appearance and outwards views from the footpath.    

7.7 I conclude that the conclusions of the visual assessment reinforce my conclusions set 

out in Section 6.10 with regard to the impacts and effects of the proposals on the 

character and appearance of the local landscape.  The Appeal Site and the 

settlement edge are mainly viewed or perceived from Footpath AB12 and the 

conclusions of the visual assessment are that the effects on views from and the 

experience for users of AB12 would be substantial and adverse.  These conclusions 

provide further evidence that the proposed development would not sit sympathetically 

in the local landscape and would be harmful to the character and appearance of the 

settlement edge.   In my opinion the Conclusions of the Inspector in relation to the 

1989 proposals which related to a smaller development area remain relevant to this 

application: 

 The existing views remain very attractive, the predominant impression being 

of the church and other buildings set in a swathe of trees rising above the 

fields and hedgerows in the foreground;  

development which would be of a relative intense nature, would appear as a 

substantial intrusion into the views of Tenterden; 
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8. Summary and Conclusions 

8.1 This final section provides a summary of my Proof of Evidence and overall 

conclusions.   In the main body of my Proof of Evidence I set out the landscape policy 

context and describe the Appeal Site by reference to the published landscape 

character assessments and from my own site assessment.  I set out my own 

assessment of the character, appearance and value of the Appeal Site and identify 

those issues where my conclusions are consistent with those set out in the SLR LVA 

prepared in support of the application and those aspects where my conclusions differ, 

with supporting arguments.  The main issue relating to landscape and visual matters 

as identified in the Case Management Note produced by the Planning Inspectorate is 

the effects of the proposals on the character and appearance of the surrounding 

area.    In order to assess this issue and the site and policy specific issues raised in 

the Reasons for Refusal I identified four key matters to be assessed.  I set out these 

matters below with a summary of my conclusions: 

The contribution the land makes to the landscape setting to Tenterden; 

8.2 In my assessment I conclude that the land makes an important contribution to the 

landscape setting to Tenterden.  The Appeal Site is integral to the settlement pattern 

and forms a wedge of countryside extending towards the centre of the Town.  The 

existing settlement edge mainly comprises mature gardens with wooded boundaries, 

although there are more open aspects to some properties on Appledore Road.  

Nonetheless the perception of the settlement edge is one of a gradual transition from 

the settlement through a predominantly wooded settlement edge to the western land 

parcel within which there is a limited influence exerted by the existing residential 

areas on character, through to the more open, expansive views to the wider 

countryside of the Weald on the eastern sides of the ridge.   The proposals would 

transform this settlement edge to one of a more defined, prominent and exposed 

residential settlement edge to the west of the crest of the ridge bordering Footpath 

AB12. 

8.3 In my view the findings of the Inspector at the 1989 inquiry remain relevant to 

assessment of the contribution of the Appeal Site to the landscape setting to 

Tenterden in that a significant element in its character derives from the close 

proximity of the countryside to the heart of the town.   In my opinion the Appeal Site 

continues to contribute substantially to this character. 
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The overall character and appearance of the existing landscape and those 

features which contribute to character and appearance; 

8.4 The proposed development would transform the overall character and appearance of 

the land to the west of Footpath AB12 from the existing rural landscape which reflects 

key characteristics of the Woodchurch Undulating Farmlands LCA, to an area with a 

strong residential character.   Whilst development would enable the retention of the 

majority of the network of hedgerows, ponds and watercourse, the overall context to 

these features as part of a rural landscape would be lost.   The photomontages in the 

SLR LVA illustrate the impact and effects of the proposals on the character and 

appearance of the Appeal Site.   The proposals would result in the loss of an 

important avenue tree on Appledore Road which would permanently harm the 

character and appearance of this avenue and the evidence of Mr Cook also 

concludes that the proposals would result in harm to T381 on the Appeal Site.  There 

is recognition in the SLR LVA that there would be permanent major/moderate 

adverse effects to the overall character and elements and features in the western 

land parcel and no indication as to how this harm could be mitigated.   I would agree 

with these conclusions.  I do not agree with the conclusion in the LVA that such 

significant effects are an inevitable result of all green field residential developments 

on the settlement edge.   The conclusions of the LVA are specific to this location and 

development. 

8.5 I also include an assessment of landscape value informed by the factors described in 

Landscape Institute Technical Guidance Note 02/21 Assessing landscape value 

outside national designations.   Whilst Valued Landscape is not cited in the Reasons 

for Refusal, I conclude that there are many local attributes which demonstrate that 

this is a landscape which has considerable importance and value at a local or 

community level, in particular to the landscape setting of Tenterden and as an 

attractive area of accessible countryside, with a number of distinctive characteristics 

close to the heart of the town.   

Visual effects as a consequence of the removal of existing features and on 

local views; 

8.6 The proposed residential development would be particularly prominent in views west 

from Footpath AB12.  No longer distance views have been identified from the AONB 

to the east or the immediate surrounding area.  There would be a change to the 

residential visual amenity of properties bordering the Appeal Site, in particular those 
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on Appledore Road with a more open aspect, but this would in part be mitigated by 

the proposed landscape buffer over time.  

8.7 The SLR LVA concludes that there would be moderate to major adverse visual 

effects on views towards Tenterden for walkers using Footpath AB12 (Viewpoints 5, 

A and B).   The photomontages included in the SLR LVA and the Photomontage at 

page 60 of the Design and Access Statement illustrate the anticipated change to 

views and the overall experience for users of Footpath AB12.  Views would be 

transformed from the current rural views over fields to the wooded settlement edge to 

one dominated by blocks of residential development adjacent to the path, restricting 

outward views to the occasional breaks along the greenways.   The experience of the 

southern section would be exacerbated by the presence of the pavilion and car 

parking which would enclose the footpath to the east.    

8.8 There would be new features such as the orchard and the enhanced management of 

features on the route to the east and within the development, such as the ponds and 

hedgerows, but in my view the predominant change which would impact on the 

experience of users of Footpath AB12 would be the dominating influence of 

development bordering the path.   In my view the following conclusions drawn by the 

Inspector in relation to visual impacts and effects at the 1989 application for 

residential development on the Appeal Site remain relevant to this application: 

 The existing views remain very attractive, the predominant impression being 

of the church and other buildings set in a swathe of trees rising above the 

fields and hedgerows in the foreground;  

development which would be of a relative intense nature, would appear as a 

substantial intrusion into the views of Tenterden; 

This would clearly be detrimental to the character and appearance of the 

area. 

the appropriateness of the proposals in terms of design, layout and the scale 

and quantum of development; 

8.9 The proposed extent of residential development remains largely the same as that 

relating to the 250 house scheme, albeit that development is now centred on smaller 

parcels set within the retained landscape features.   The proposed quantum of 

development and layout would in my view still result in a substantial incursion into 
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open countryside.   The residential densities within each parcel remain high, in 

particular in the western parts of the development where this would be 40-45 dph.   

The need to retain existing landscape features would result in pockets of high density 

residential development.  In my view these are densities more suited to an urban 

scheme as opposed to one set on a rural settlement edge. 

8.10 Despite the reduction in numbers, the retention of existing features and the creation 

of the greenways, I conclude that the development would still result in the 

transformation of the existing wooded, transitional settlement edge to more of an 

open, harsh settlement edge following the line of Footpath AB12 and I consider that 

the Photomontages support this conclusion.    The proposed development would not 

sit sympathetically within the wider landscape of the Appeal Site. 

8.11 The loss of this wedge of countryside would substantially alter the overall settlement 

pattern resulting in a rounding off to the settlement edge, which the Inspector at the 

1989 Inquiry concluded would be harmful to the linear form of the town and proximity 

of the countryside to the heart of the town.  Again, my conclusion is that these 

judgements remain relevant to the current proposal on the Appeal Site. 

 Concluding Statement 

8.12 For the reasons set out above I conclude that the proposed development would result 

in harm to the character and appearance of the surrounding area.   With specific 

regard to Reason for Refusal 2, I conclude that the existing land does contribute 

positively to the landscape setting to the south east side of Tenterden and that the 

proposals would cause substantial harm to the character and appearance of the 

settlement edge. The proposed development would not sit sympathetically within the 

wider landscape.  In my view the scale and intensity of the development would not 

only result in the loss of an area of open countryside which is an intrinsic part of the 

landscape setting to Tenterden, but would also create a harsh and less sensitive 

settlement edge.  I therefore conclude that the proposals would be contrary to the 

specific elements of Policies HOU5, SP1, SP2, SP6 and ENV3a I set out in Section 

2.4 of my Proof of Evidence.  I conclude that the proposed development would not 

conserve or enhance the natural environment of the Borough and would not sit 

sympathetically in the wider landscape.  

8.13 With regard to Reason for Refusal 3. I conclude that the loss of the horse chestnut 

(T43) would impact on the avenue character of Appledore Road, creating a gap 

which could not be mitigated due to the location of the site access. 
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8.14 With regard to Reason for Refusal 4, any loss of mature trees on the Appeal Site 

would result in an erosion of the landscape and visual character and appearance of 

the land.   The evidence of Mr Cook demonstrates that there is a high probability that 

tree T381 would be lost as a consequence of the proposals.   The loss of any mature 

trees would be harmful to the intrinsic character of the countryside or, in the case of 

T43, the tree avenue on Appledore Road.  These losses would be contrary to the 

requirements of Policies SP1, SP6 and ENV3a and the specific elements of NPPF 

Paragraphs 131,174(b) and 180(c) to retain trees.  

8.15 I therefore conclude that Reasons for Refusal 2, 3 and 4 which relate to landscape 

and visual matters should be upheld. 

 


