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Application Number

14/00757/AS

Location

Land south west of Recreation Ground Road and north
and east of Smallhythe Road, Tenterden, Kent.

Grid Reference

86605/32902

Parish Council

Tenterden

Wards

Tenterden South, Rolvenden & Tenterden West

Application
Description

Residential development of 249 dwellings to include
creation of new vehicular access from Smallhythe Road
and Recreation Ground Road, new pedestrian access,
open space, landscaping and associated works

Applicant

Welbeck Strategic Land LLP and Taylor Wimpey (South
East) Ltd

Agent

Mr John Bradburn, Montagu Evans LLP, 5 Bolton Street,
London. W1J 8BA.

Site Area

10.18ha

(a)

78/48R

(b)

S

(c)

KH&T R, PO (Drainage) X,
ESM X, Housing R, Cultural
Services X, KCC PROW R,
KCC Educ X, KCC Heritage
X, KCC Landscape X, NE X,
Kent Police X, High Weald
AONB X, TDRA X, WKPS
X, EA x, SW X.

Introduction
1.

The application is reported to the Planning Committee because it is a major
application.

Site and Surroundings
2.

The site is approximately 10.18 hectares of pasture and open land lying
immediately to the south of the town centre. It is described in the Tenterden
and Rural Sites DPD as TENT1A with TENT1B (potentially a second phase of
development post 2016), a further 10.46ha of agricultural land to the south.
Tenterden town centre is built on a ridge and the land drops away to the north
and south. The topography of the TENT1A site is a slope gently falling
towards the south, reaching a low point
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Figure 1: SITE LOCATION
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at the stream along its southern edge. The TENT1B site then rises gently to
the south, and is slightly cambered, like an upturned dish. The church tower
of St Mildred’s is prominently visible from within the site from the south west,
south east and the southern boundary. The natural topography and south
facing slope offers good views across the site towards Tenterden town centre
and into the landscape beyond.
3.

A number of trees in the north west part of the site are covered by a Tree
Preservation Order (TPO). The majority of the boundaries of the site have
mature trees particularly to the east, south and west. The designated
Tenterden Conservation Area (CA) to the north extends into the far north west
corner of the site. The countryside to the western boundary on the opposite
side of Smallhythe Road is part of the High Weald Area of Outstanding
Natural Beauty (AONB).

4.

To the north of the site lies the historic urban settlement of Tenterden,
characterised by narrow lanes, red brick, painted brickwork, render and
wooded boarded houses, views towards St. Mildred’s Church, a tree lined
high street, small front gardens, hedges and white picket fences.

5.

Immediately adjacent to the site’s northern boundary is the small scale
housing along Bells lane as well as large scale mixed land uses such as an
allotment, playing fields, the Tenterden C of E Junior and Infant Schools and a
leisure centre with accompanying car park. To the north west of the site is a
large supermarket and customer car park.

6.

To the east of the site the landscape contains a number of large orchards,
woodland, wildflower meadow and high hedgerows. The woodland separates
the TENT 1A site with an existing housing area.

7.

To the south of the site, the land is dominated by an agricultural landscape
interspersed by hedgerows and footpath. The site undulates southwards,
contributing to the open character.

8.

The existing approaches to the site include narrow paved lanes, e.g. Bells
Lane from Tenterden town centre as well as unmade lanes and footpaths.,
e.g. Sandy Lane. The main vehicular approaches are via Recreation Ground
Road and Smallhythe Road.

9.

Public footpaths (PROW) run through the north eastern part of the site in a
diagonal NE direction (Three Fields Path) connecting Smallhythe Road with
the public footpath along Six Fields Path which continues northwards to the
High Street or southwards to the countryside beyond. A restricted byway runs
northwards on the eastern perimeter of the site connecting with Sandy Lane
leading to Oaks Road and southwards joining a PROW to the countryside
beyond.
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10.

A plan showing the application site in relation to its surroundings is attached
as Annex 1.

Proposal
11.

The application is for full planning permission for 249 dwellings together with a
new vehicular access from Smallhythe Road and Recreation Ground Road,
public open space, landscaping and garaging. A copy of the site layout is
provided in Figure 2 although larger plans will be on display at the meeting.

12.

The proposed accommodation split is as follows:
Housing Type

Size

Provision

Flats

1 bed

32

2 bed

32

Total flats
Houses

13.

64
2 bed

45

3 bed

53

4 bed

75

5 bed

12

Total Houses

185

Grand total

249

The scheme includes a mix of flats, terraced houses, semi-detached houses
and detached houses. 35% of the proposed dwellings will be affordable
housing with a tenure mix of 43.7% social rented and 56.3% shared
ownership. Further details about this are found later in the report. The
external design of the dwellings is intended to be indistinguishable from the
private units, so as to produce a development which is effectively ‘tenure
blind’. Whilst there are varied densities across the site as a result of the
range of design approaches that have been taken with the character areas,
the overall net density is 35 units per hectare.
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Figure 2: Site Layout
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14.

Parking comprises a mixture of on plot parking, open fronted car barns, small
parking courts and on street parking. Access to the rear gardens is provided
with gates, to avoid refuse bins being left at the front of the properties. The
whole of the site is proposed as a controlled parking zone (CPZ) to avoid
commuters and shoppers from parking within the site, with signage to be kept
to a minimum, located at the site entrances The highways design is intended
to make clear where on-street parking is acceptable and where it is not.

Scale/Appearance
15.

The scheme is predominantly 2 storey with 2.5 storey interspersed along
some of the roads. There are two 1.5 storey units to the NW of the site and
the 6 apartment blocks will be 3 storey. Apartment blocks are designed as
large townhouses or, in the case of those in the Bells Lane area, traditional
almshouses. Some of the upper floor apartments are designed with
balconies. The density of the development changes across the site with
higher density development located closer to the High Street.

16.

The design of the dwellings reflects the broad range of architectural styles
found in the town. The more modest buildings tend to follow a more
vernacular design using locally sourced materials and simple detailing
whereas grander dwellings have a more formal composition and proportions,
with a set of typical Georgian and classical elements such as door casings
and sash windows, still using the local materials palette.

17.

The design of houses and apartment buildings seeks to emulate this historic
character with a basic theme of simple traditional doors, windows, roofs and
chimneys with variations based round bays, dormers, door casings and
canopies to recreate the mixture of consistency and variety found within the
town centre. The house types are either houses or cottages and each basic
type has a number of variants to allow variations in facing, roofing material
and fenestration to respond to particular conditions in their location or to
reinforce the character area differences.

18.

The dwellings will combine the use of a traditional materials palette including
red brick, render, white weatherboarding and red/brown tile hanging together
with roof materials of clay tiles or slate and white windows/doorframes. These
materials can be used for a white façade or in a two-material combination,
whereby the ground floor is clad in brick and the first floor is clad in tilehanging or weatherboarding. A second material may also be used to clad
features such as bay window projections or dormer side cheeks. Some of the
house types to be used are depicted in Annex 2.

Character of the development
19.

The application recognises that Tenterden has an environment which is
diverse in its character but unified through the use of high quality materials
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and key design features. In response it was agreed at the consultation events
that the scheme would include its own character areas and build upon those
of the Town. The following five character areas have been identified for the
TENT1A proposals and are shown in Figure 8 in the assessment section of
the report;
Three Fields Path: The western entrance to the site from Smallhythe Road.
Within this area the internal road layout leads up towards the town centre
which has been developed along the sightlines of St Mildred’s Church. The
housing fronting the streets in this area are mostly wide-fronted detached and
semi-detached houses. This area includes two “Y-shaped” junctions where
two smaller public areas are proposed which contribute to the more suburban
character of this area of the development site.
West Lane: Accessed from Three Fields Path and provides a pedestrian link
to the Tesco superstore. The lane itself is narrower than others across the
site to reflect the traditional lanes which run north and south from the High
Street. The lane is a shared surface to encourage a more rural character with
smaller terraces which are cottage-like in design.
Bells Lane/Six Fields Path: Reflect the tighter urban grain and density
surrounding Tenterden Town Centre more specifically along Bells Lane.
Apartment buildings and cottages will be delivered which are considered more
appropriate considering the architectural style found within Tenterden.
Green Edge: Centred on the generous green space along the southern
boundary of the site. Considered to be the heart of the development with the
relocation of the wildflower meadow from south of the Leisure Centre. There
are houses fronting this area which reflects the design of nearby villages
where properties face village greens with larger front gardens, which seek to
encourage a community identity.
Recreation Ground Road Entrance: Main access to the site from the Town
Centre to the east of the site. The approach has been to incorporate the
frontages and streetscape into the road and housing layout with particular
reference to Golden Square and Beacon Oak Road. The type of housing will
include detached and semi-detached dwellings, with a number of detached
properties fronting the wildflower meadow.
Access and circulation
20.

Vehicular access is gained from Smallhythe Road and Recreation Ground
Road. The former will comprise a simple priority junction whereby site traffic
will give way to Smallhythe Road. The latter will include the reconfiguration of
the leisure centre car park to accommodate this route through the site with an
access road of 5.5m. It is considered that these access routes have sufficient
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capacity to accommodate the expected trip increase arising from the new
development.
21.

The Traffic Impact Assessment has assessed the three principal junctions
which will be affected by the proposed development at TENT1A concluding
that:
•

West Cross – the traffic resulting from the development will increase
marginally in this location, with queues and delays at this junction not
increasing significantly above the existing situation. Any delays that may
occur could be mitigated through the adjustment of signal timings;

•

East Cross – The junction will see an increase in delays during morning
and evening peak hours. However, the developers will fund an adjustment
to the operation of the junction, which would be the most suitable solution;

•

Smallhythe Rd - the principal access to the site from the west and it has
been concluded that the access junction will continue to operate effectively
with negligible queues and delays.

22.

The internal road layout has been designed so that pedestrian movement
takes precedent, and the prospect of ‘rat running’ is minimised. This has
been achieved through the alignment of the road network so that the principal
routes will appear as secondary roads through varying surface materials or
alignments and junctions to make the route less convenient. The retention of
the PROWs will enable the principle pedestrian routes to the High Street to be
maintained. Three Fields Path will be realigned to allow a vehicular access
road to be created alongside the pedestrian path. The retention of these
paths also ensures that the principal views of St Mildred’s Church are
maintained.

23.

Although the transport modelling indicates limited impact on the East Cross
Junction it has been highlighted by Kent Highway Services that Recreation
Ground Road may need highway improvements to accommodate the new
development. The application proposes a number of changes to improve this
route for pedestrians in the light of the number of community facilities along
the road. These would include zebra crossings, new traffic calming tables
and landscaping improvements. The extent of the changes is shown in Figure
3.

Open space provision
24.

There are various formal and informal open spaces which have been
incorporated into the proposals to provide a diversity of open spaces which
can be used by new and existing residents. The retention of the existing
woodland adjacent to Three Fields Path allows both the ecological value
within this area to be enhanced whilst creating informal pathways through the
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area with new informal children’s play space. A replacement wildflower
meadow is to be created along the southern boundary of the site to create a
wildflower corridor to enhance the wildlife and wildflower habitats. In addition,
there will be a formal ‘village green’ south of the woodland park utilising the
existing pond by creating a community area and seating for the local
community and the orchards on the western boundary encouraging wildlife
and providing a sensitive transition from the built environment to the rural
landscape.

Figure 3: Recreation Ground Road Improvements (For an impression only. Please refer to the plan on
display
the meeting)proposals
SoftatLandscape

25.

The application states that the objective for the landscape proposal is the
successful integration of the development into the wider landscape context
and the creation of a landscape and public realm framework that facilitates the
natural and seamless growth of the town community, and one that promotes a
sense of pride, well-being and belonging. This includes:
Woodland Park and Wildlife Corridor: The intention is to manage this
woodland with selective tree removal together with the creation of a new path.
Within this area would be a designated non-equipped play area and other
informal play provision. The proposed wildlife corridor to the south of the
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woodland will be densely planted and will provide a safe movement corridor
for wildlife to the grassland meadow public open space to the south.
Green Square Amenity Space: This is designed as a high quality formal
‘village green’ with areas of amenity grassland and seating. The existing
pond will be enhanced and fully integrated into the green to provide additional
interest, ecological habitat and to be an integral part of the SUDs.
Green Gateway: Near the entrance into the housing development acts as a
visual gateway and welcome to residents and visitors and are further
enhanced by proposed street planting and specimen trees in the area.
Grassland Meadow Park: A key public open space within the new housing
development whose character is a rich and varied open grassland,
interspersed by small group of trees and specimen shrubs. The park offers a
network of interconnected intimate spaces as well as providing open areas
with long views across the park, to St Mildred’s Church and into the
surrounding landscape. The ecological habitats of the existing man made
watercourse will be improved as well as accommodating the surface water
discharge from the site. The Park is easily accessible from all areas of the
development by both foot and cycle. There will also be informal seating.
The Green: A new open space at the heart of the development intended for
flexible community use
Streamside Meadow: This lies to either side of an existing natural stream.
Improvements will be made to its ecological value.
26.

In terms of existing landscape features in addition to the trees to the north of
the site subject of a TPO, there are trees of visual amenity value to the
western, southern, north western and south eastern boundaries. The
development has been designed to ensure the protection of these trees both
during construction and post development to ensure that there is not future
pressure to remove them due to overshadowing of gardens and/or windows.

Hard landscape proposals
27.

Where buildings face onto the public highway, front boundaries are created by
white picket fencing with/out matching gates, a low brick wall with/out low
timber or metal gates, a low brick wall with black painted metal railings and
matching gates and a planted strip. Where side or rear boundaries form part
of the public realm facing a public highway, they are made with 1800mm high
brick walls, otherwise timber fences and gates are used throughout.

28.

Surface treatments include the use of blacktop surfacing, block paving on
carriageway and footways and private drives with Charnwood and Saxon
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kerbing. The final treatments can be controlled by an appropriate condition
should permission be granted
29.

In support of the application the following documents have been submitted:

30.

Landscape and Visual Impact Assessment & Landscape Management
Plan – concludes that the proposed development would be well integrated
into the rural setting of the AONB on account of the small-scale of the
proposed buildings, the sensitive alignment of streets and buildings with
regards to topography, the containment of the site by peripheral vegetation
and the substantial retention of existing trees and shrubs along the site
boundaries. The visual and land use setting of the AONB would also be
conserved.

31.

Energy and Sustainability Statement: The development will achieve at least
Code for Sustainable Homes Level 3 with fabric first approach. Details of how
the scheme would comply fully with policy CS10 of the Core Strategy are not
convincing.

32.

Ecology Report & Archaeology Assessment – Specific habitat surveys
were carried out in June 2013 which concluded the following:

33.

Bats: In general bat activity within the site is considered to be low. The
retention of trees and creation of open space will create connections both
within the site and to off-site areas for bats. The creation of new areas of
species-rich grassland, tree/hedge planting and the creation of a new wetland
feature within these areas will also provide new and enhanced foraging
opportunities for bats. Erection of bat boxes within the site will also provide
new roosting opportunities for bats.

34.

Badgers: A main sett and associated annex sett is located within the wider
study area. It would be necessary to consider licensing of any required
activities in close proximity (up to 20-30m) to this sett. Links between setts
would also be incorporated into the scheme.

35.

Slow worms: Medium population recorded within the site. New reptile habitat
is to be created within open spaces. Reptiles present within the areas that
would be lost to the development footprint will be moved prior to the
commencement of site clearance. Given that there is a low population of
Great Crested Newts (GCNs) in 2 off-site ponds and a medium population in
one off-site pond, a Natural England licence will be necessary before
development work can commence. New suitable terrestrial habitat will be
created including a new wildflower meadow and new tree/scrub planting
which will be managed for GCNs. New ponds will also be created within the
Site, to provide new suitable breeding opportunities for GCNs.
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36.

Ecological enhancements include the planting of fruit-bearing tree/shrub
species to provide seasonal foraging for a range of species, creation of the
new wildflower meadow, enhancement of main woodlands and new hedgerow
and tree planting comprising native species.

37.

Transport Statement & Draft Travel Plan – states that the masterplan
accommodates a route through the site using the existing leisure centre car
park, which will be reconfigured to include an access road width of 5.5m to
TENT1A and adjustments to the existing car park layout in front of the leisure
centre, parking alongside the road leading to the rear of the leisure centre and
a new area of parking to the rear.

38.

One of the principles underpinning the on-site highway network is the
discouragement of through traffic with features intended to reduce vehicular
speeds and ease crossing movements at grade. There is the potential for a
series of works to be carried out to Recreation Ground Road corridor of which
primary importance is to improve the corridor for pedestrians.

39.

Potential traffic generation from the site has been derived from a traffic survey
completed during morning and evening peak periods. This shows that the
development is predicated to generate 131 two way vehicle movements
during the morning peak hour and 142 during the evening peak hour. This is
around 2 vehicles per minute during either peak hour. This modest volume of
traffic would also be distributed between 2 access points.

40.

The effects of development traffic at the West and East Cross junctions can
be mitigated through the adjustment of the signal timings. The potential traffic
generation and assessment of the TENT1a development proposed plus the
potential generation from TENT1b has also been modelled. Both junctions
are predicted to work with reserve capacity for both peak periods, even
assuming development of both TENT1a and 1b sites (assuming adjustment of
the signal timings).

41.

The site is easily accessible by means other than the private car and, thus, is
very sustainable. It is well served by nearby bus routes in the High Street.

42.

Statement of Community Involvement - The consultation process began in
2012 when the applicants first met with the Town Council. The team began to
engage with the community in December 2012 with a design workshop and
public exhibition to discuss the site’s opportunities and constraints. A further
workshop looking at the use of character areas and materials was held in
June 2013, along with a further public exhibition which included presentations
and a question and answer session. A final public exhibition presenting the
masterplan and associated detail of the scheme was held in November 2013.
Comments from all of these events have informed the layout and designs.
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43.

In addition to these events, the applicant has met with the Tenterden Joint
Steering Committee on a number of occasions. This group was made up of
the local ward members, town councillors, representatives from the TDRA,
Chamber of Commerce, officers from the council and representatives from the
applicants. The minutes of all of the meetings of the group have been
available to the community via the TENT1 page on the Town Council web
site.

44.

Site Drainage and Flood Risk Assessment– The site is in the Environment
Agency’s Rother and Romney Catchment Flood Management Area, in flood
zone 1. The area has a low local flood risk. Potential suitable attenuation will
be via the flood meadow rather than permanent water body, potential suitable
infiltration via pervious paving and potential suitable filtration via SWALES and
filtration strips and surface flow wetlands. Water will therefore be dealt with
completely within the site boundaries of the development.

45.

Tree Survey – Promotes the preservation of the majority of the existing trees,
including those with TPOs. The retention and enhancement of the existing
woodland adjacent to Six Fields Path will ensure that a mixture of tree species
will be protected. Selective tree removal in the woodland is recommended to
ensure the long term health of the woodland. Trees are proposed to be
removed to make way for the development but to mitigate the loss a
comprehensive planting scheme is proposed as part of the landscaping.
Appropriate construction techniques will be adopted when working in the
vicinity of trees and suitable protection methods used for retained trees.

46.

Lighting Strategy – identifies those matters that need to be carefully
considered at the detailed design stage giving a new dimension to the urban
environment at night whilst respecting biodiversity and conservation interests.

Flood risk and Drainage
47.

Although there is a stream in the southern part of the site, this is not identified
by the EA as posing a flood risk to the proposed development.
Notwithstanding this, there is an obligation to ensure that the proposals do not
increase the risk of flooding elsewhere.

48.

The proposals have sought to utilise both the topography of the land and the
natural drainage patterns across the site. A number of water based features
including ponds and streams will serve as attenuation ponds and
watercourses to reduce surface water, as well as managing the natural
headwaters. These will create enhanced ecological habitat areas and surface
water will filter to the south of the site. As part of the Sustainable Urban
Drainage System (SUDs), a dual-purpose area is to be created on the south
of the site with an expanse of public space which also functions as a flood
meadow as required.
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Car parking
49.

Parking for the development is provided to the council’s standards but the
DPD policy for the site seeks a public car park of up to 200 spaces as part of
this phase of the TENT1 site. 43 public car spaces are proposed within the
Leisure Centre car parking following a reconfiguration of the existing layout to
accommodate a route through the site and extending the car park at the rear.

TENT1B
50.

The TENT1 allocation has 2 phases identified; TENT1A to which this
application relates, and TENT1B further south beyond the brook that
separates the two areas.( see Figure 1)

51.

The future development potential of TENT1B has been incorporated into the
overall design by future-proofing the site to accommodate any development
that may come forward in the future. The design has ensured that there is
potential for vehicular and pedestrian links to TENT1B along the southern
boundary of the site in areas where a natural convergence of the two sites
would be reasonable. Consideration of this application does not mean that
TENT1B will automatically follow. The future of allocation of housing sites in
the borough is currently under review through the Local Plan process.

52.

The application’s supporting statement says that the key principle of the
scheme is to deliver:
•

250 residential units (now amended to 249 to allow greater protection to
trees);

•

A high quality and sustainable development

•

A range of housing types to meet a broad range of housing needs;

•

2.4 hectares of open space which is delivered through formal and informal
spaces across the site;

•

The existing natural features on site, such as the woodland around Three
Fields Path and the brook have been incorporated into the scheme;

•

The scheme retains the existing rights of way, with Six Fields Path running
north to south from Tenterden High Street and proposes the re-alignment
of Three Fields path which runs south west to north across the site.

•

Creation of two key vehicular access points into the site;

•

Retain key views of St Mildred’s Church

•

Enhanced areas of ecological value;
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•

Provide improvements to, and increase the capacity of the Leisure Centre
car park at the eastern site entrance; and

•

Creation of a tenure blind scheme.

Phasing
53.

There is an ‘indicative’ phasing plan included with the application. As part of
the site would be marketed if permission is granted, phasing for the whole site
cannot be definitive now. One of the applicants (Taylor Wimpey) would bring
forward part of the development and the first phase is likely to be the western
part of the site with access from Smallhythe Road and the southern open
space with the SUDs and pumping station. They have also amended the
phasing to acknowledge comments of officers in relation to the delivery of the
wildflower meadow at the same time as the Taylor Wimpey phase. This is a
matter that can be controlled by way of a condition.

Planning History
87/01142/AS – Proposed construction of a sports and leisure centre in two phases.
Planning permission granted with the approval of a wild flower meadow to the south
to offset any impacts arising from the development. This man-made meadow is
located on part of the eastern section of the TENT1A allocation.
12/00216/AS - Formation of residential access junction at Smallhythe Road,
Tenterden. Planning permission refused and sustained on appeal. The Inspector
concluded that the development was premature and should be informed through the
masterplanning process.
13/00011/EIA/AS – EIA Screening Opinion for Development of the TENT1a
allocation for residential purposes, creation of new vehicular access from Smallhythe
Road and Recreation Ground Road, new pedestrian access, open space,
landscaping and associated works. EIA not required.

Consultations
Ward Members: The site lies in two wards and both Ward Members are Members of
this Committee. All three ward members for the town of Tenterden have been
members of the Steering Group. They are all members of the Planning Committee.
Tenterden Town Council: The scheme is supported in principle however the
Council notes that there is a correction to be made the boundary line in respect of
Six Fields Path and there are some further issues which will be addressed through
the Steering Group. (DCM Note: These related to detailed design matters which the
Steering Group requested officers to resolve.)
KCC Highways and Transportation: initially raised objections relating to
measurements of footpaths, and parking spaces, missing parking to plots,
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amendments to a crossing point, redesign of a road layout, lack of secure cycle
storage for block 5, amendment to phasing plan, detailed plan of highway
improvements to Recreation Ground Road, street lighting to be agreed and service
corridor drawing required. Amendments have been received and whilst some of the
previous concerns have been addressed the following concerns remain:
•

The crossing point between the open space to the south and Six Fields Path is
unresolved.

•

The design of the road layout by plot 75 is unacceptable;

•

Further work required to the safety audit;

•

Parking arrangements within the FOGs do not meet the standards;

•

Parking space within FOG3 does not meet the standards;

•

Apartment block 5 has no secure cycle storage.

•

Phasing plan needs to be amended to meet standards in Kent Design Guide.
Only a maximum of 50 dwellings can be served off one access.

•

Streetscape design plans should clarify use of surface treatments;

•

Vehicle tracking should be provided for a 10.7m long refuse vehicle together with
a refuse strategy plan.

•

Amendments required to the footway along Smallhythe Road as a result of the
safety audit.

•

Further information required on gradients of footways given results of safety
audit.

(DCM comment: these matters can either be addressed by condition or subject to
the receipt of amended plans).
Project Office (Drainage): raise no objection but would like to make the following
comments:
•

The applicant has provided a very thorough FRA and Drainage Strategy in line
with SUDs policy requirements.

•

Support the EA’s comments advising that it might be necessary to combine the
EA and the Council’s requirements into one condition.

•

Recommend introduction of flow catchers on all roof gutter downpipes to divert
flows to water butts or similar storage devices with overflows to the surface water
drainage system.
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Environmental Services: Unlikely to be contamination due to a greenfield site but
assume the applicant will ensure that a watching brief is maintained during the initial
site strip.
Housing Services: makes the following comments:
•

Would expect a tenure split of 60% rent and 40% shared ownership;

•

There should be a 35% overall quota of affordable housing on the site;

•

The housing register identifies the greatest need for 1 and 2 bedroom properties;

•

Expectation that 95% of affordable units should meet Lifetime Homes Standards;

•

At least 5% of the affordable units should be to Wheelchair Design Standards/

•

There is a discrepancy between the submitted plans and the documents in the
percentage of affordable housing provision

•

Several of the affordable dwellings and all the apartment blocks fail to meet the
space standards .

•

Wish to reaffirm preference to have 2 bed 4 person houses and 3 bed 5 person
houses attributed to the affordable housing quota.

•

(DCM comment: The scheme now provides 35% affordable housing and
Members will be updated with Housing Services further comments at the
meeting.

Cultural Services: No response has been received but the requirements of the
Public Green Spaces SPD have been met.
KCC PROW: object as PROW AB32 will in part be obstructed by houses and
gardens. An application for a diversion will therefore be necessary prior to any
construction. The application includes no details of any required PROW changes
and therefore an application must therefore be made prior to this application being
approved. Request following conditions
•

Any Orders for PROW changes are made and confirmed prior to the occupation
of 100 units;

•

The links to PROW AB33a should be dedicated as PROW bridleway status by
the applicant through any S106 agreement;

•

The crossing point of “six fields path” improved by way of provision of islands or
raised tables to slow traffic and improve pedestrian safety;

•

That PROW within the site is maintained by a landscape management company
or sufficient contributions are made to the County Council;
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•

That the design and proposed new bridge on “Six Fields Path” through the
“Meadow Open Space” be approved by the PROW and Access Service;

•

That a contribution of £14,500 be provided through a S106 agreement to enable
the council to secure two cycling links to Sandy Lane and the maintenance of
bridges on Six Fields Path and Sandy Lane.

KCC Education: Raise no objection but seek S106 contributions in respect of
secondary schools, community learning, youth services, libraries and adult social
care – see table 1 in the report for specific amounts.
KCC Heritage: advise that any archaeological uses can be addressed through the
use of conditions.
KCC Landscape Advice Service: raises no objection commenting that overall the
LVIA demonstrates a clear understanding of the key elements of landscape.
Natural England: Refers to their standing advice on protected species.
Kent Police: No objection to the principle of the development but raise concerns that
the applicant has not contacted them to seek advice on designing out crime. They
request a condition requiring measures to reduce crime being incorporated into the
scheme. They also request a financial contribution of £57,470 towards the increase
in demand for policing services generated from the development. .
High Weald AONB Unit: The development does not appear to affect the
components of natural beauty identified by the High Weald AONB Management
Plan, and is unlikely to have any significant impacts on the setting of the AONB or
impact on the views to or from the High Weald.
Tenterden & District Residents Association (TDRA): Make the following
comments:
•

We query the order of the phasing – surely phase 5 (linking phase 1 to the town
centre) should be part of phase 1 or at least become phase 2?

•

Information provided does not allow appreciation of nature and quality of
proposed materials. Would expect to see an outline specification of the actual
materials and some typical details for doors, windows, roofs, porches etc. in this
submission

•

Would like to see inclusion of local artists to bid for the public art contract.

•

Would like to see request for full size mock ups of typical details by way of a
planning condition.

•

Not convinced about the conclusions stated in the application regarding impact
on traffic, particularly at peak times and the suggested mitigation. Traffic is an
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issue now at peak times and proposals for traffic management are unclear for the
East Cross area:
Weald of Kent Preservation Society (WKPS): Hope that serious consideration
given to the following comments:
•

Welcomes the attention given to the housing’s outward appearance, in order to
give it a Kentish feel; the inclusion of some woodland, open spaces and
landscaping; the avoidance of any road conducive to a rat run.

•

Very much doubt that there are sufficient services and infrastructure to serve the
development. Hope that surgery will be expanded, note that additional spaces to
be financed at Homewood School but no mention of solutions to the large likely
extra demands at local primary and infant schools; whilst the application refers to
43 additional car spaces at the Leisure Centre the plans appear actually to shrink
the parking space there; severe traffic congestion not least in Smallhythe Road
and Recreation Ground Road seems very likely and resultant air pollution.

•

Inadequate parking provision and is it realistic to say no parking in Bells Lane
area. Could result in cars spilling on to the road. The proposed 2 hour limit will
not be enough for many visitors.

•

Would like to see the footpath into the Tesco car park included in the plans.

•

The allocation of 25% affordable housing is contrary to policy.

•

Further consideration should be given to housing design particularly better sized
apartment balconies and introduction of bathroom windows to side elevations to
improve residents quality of life.

•

Welcome the claim of carbon neutral development strongly criticise the absence
of obvious energy saving feature such as PV or solar panels on south facing
roofs

•

No mention as to whether any of the houses have been designed for
handicapped, possible wheelchair-bound residents..

Environment Agency: raise no objection subject to a condition to ensure that the
development is carried out in accordance with the Flood Risk Assessment (FRA) and
the identified mitigation measures.
Southern Water: State that there is a sewer crossing the site and the exact position
needs to be ascertained. They state that it might be possible to divert the sewer
subject to no loss of hydraulic capacity. There is currently inadequate capacity in the
local network to provide foul sewage disposal to service the proposed development.
Additional off-site sewers or improvements to existing sewers will be required to
provide sufficient capacity to service the development. Request an informative
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requiring the developer to enter into a formal agreement with SW to provide the
necessary sewerage infrastructure required to service the development.
The wastewater discharged from the proposed development will be drained to SW’s
Tenterden wastewater treatment works. They do not currently have the capacity to
accommodate flows from the proposed development. Therefore recommend a
condition restricting occupation of the dwellings until the LPA is satisfied that the
necessary infrastructure capacity is available to adequately service the development
in consultation with SW and relating to means of foul and surface water sewerage
disposal being approved by the LPA in consultation with SW.
Neighbours: 78 neighbours notified; 48 letters of objection expressing the following
concerns:
•

The development will ruin the town;

•

Do not see the need for 250+ houses in one massive hit;

•

Devaluation of property to north west of site due to close proximity of the new
houses, loss of outlook and loss of quiet enjoyment of home.
(DCM comment: Impact of a development on the value of a property as well as
its outlook are not planning considerations).

•

Hope that those properties close to the High Street will not have age restrictions
of 55 years and over for renting or purchase. In this day and age older people
have had their needs catered for to the exclusion of young wheelchair users for
years.

•

Concerns regarding the strip of pink land leading from Six Fields Path and its
inclusion within the development.
(DCM comment: This has since been removed from the application site)

Residential amenity
•

Adverse visual impact on frontage of Windy Ridge to the north of the site. At
least remove the proposed new house to be built directly in front which is the
same size and orientation.

•

The roof windows of plot 90 will directly overlook the private areas of Windy
Ridge. Please change this house so that the roof windows only overlook the
Tenterden Infant School Playing Field or even better reduce it to 2 stories only.
(DCM comment: the author of this representation has requested that it is
represented in full to the committee. It is attached as Annexe 3 to this report.
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•

Plots 18/19 & 20/21 seem to be sited very close to the SW boundary of the site
and therefore very close to the mature oak trees which line the boundary. Likely
future pressure to lop branches/fell the trees to allow light to gardens. Trees are
in need of urgent protection order.

•

No consideration given to existing residents and how it will impair their lives;

Visual amenity
•

Density of the development. With the change of Government in 2010 and the
removal of the requirement of 35 dwellings per ha there was an indication that a
lower density for this development would be sought.

•

Apartment block 1 is a 3 storey block and as such is totally out of keeping with
the nature of the immediate area which is predominantly bungalows. The
existing rural views across the site will be completely spoilt by the sight of a tall,
overbearing, block, rising above the skyline.

•

The Core Strategy envisaged a gradation of property density diminishing towards
the south. The application does not achieve this objective.

•

Why put the 2.5 and 5 storey buildings at the southern end of the development
thus dominating the view from Smallhythe Road – integral and valued part of the
town’s approaches?

•

Totally out of keeping with the rest of Tenterden.

•

There has been little discussion on the look of these houses and build quality,
just focus on the plan of where they will be – what will they look like, where are
the planned elevations?

•

Too many houses squeezed onto this land making the houses built undesirable;

•

No detailed, coloured drawings that show the actual materials that are going to
be used making it difficult to appreciate a full picture of how the final development
will look;

•

The plans are not clear on the siting of the character areas, where do these
actually begin and end? There does not appear to be any difference in the
streetscapes shown, all have the same uniform and boxy appearance;

•

The houses will not be for locals as there are insufficient jobs in Tenterden;

•

The garages subject to planning application ref: 14/00655/AS are shown on the
proposed plan but they are of no relevance and a decision has not been made.
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(DCM comment: It is the development within the red line application site area
that is for consideration and not any other development subject of another
application).
•

How will the matter of light pollution be addressed? The southern boundary fields
will be severely affected by this;

•

The proposed public art work should not be sited on the southern boundary
visible from the open countryside. Its location should not be decided until the
nature, including materials and size is known. There should also be full public
consultation on the choice of designer and the design itself so that it is not
imposed on owners.

Highway concerns
•

The traffic situation in Tenterden is already impossible at certain times of the day
and this would become worse. If there was an easy solution would it not already
have been done?

•

As a result of access from Recreation Road, 2 primary schools will be on a main
road which could be dangerous.

•

Find it difficult to believe that with an additional 1000 plus car movements the
solution is merely a ‘tweaking’ of the traffic lights;

•

Does not appear to be adequate parking spaces to serve the 5 bedroom houses,
only 2 allocated spaces are provided for each house, the rest being unallocated
or on street parking.

•

The Transport Assessment is considered to have a major failing in that the
survey was conducted on one day only which is not a typical high volume traffic
day. The survey needs to be conducted over at least a 7 day period (during
school term time) to establish worst case date.

•

The road junction and traffic lights with the A28 allowing access to the
development at East Cross are inadequate and together with already clogged
access to Oaks Road will make traffic around West Cross slower and even more
irritating to residents and visitors alike.

•

There appears to be a section of highway outside the Leisure Centre not marked
for adoption. Is it intended to keep this section of the access private to allow, for
example, for control of through traffic?
(DCM comment: this is an error on the plan. The extension of Recreation
Ground Road would be adopted by the Highway Authority)

•

Increased traffic and risk of accidents for young pedestrians – please reconsider
access route and number of dwellings;
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•

Increase in traffic will affect air quality especially when children are leaving
school;

•

More likely that Smallhythe Road will be used rather than Recreation Ground
Road which has road humps and a 20mph.

•

The development will worsen the morning and afternoon drop-off facility for the
school. Would like to see the securing of the grass verge from the Council (by
condition or S106) and the creation of a safe drop-off/collection lay-by for the
junior school and dedicate that as public highway for KCC to maintain.

•

Parking at the leisure centre is already very busy and an additional 43 spaces to
cope with the extra load will not help. All parking for TENT1 should be designed
into the development itself.

•

The key reason for the Inspector refusing the previous right turn lane access was
the lack of a reasonable masterplanning process and testing of options. The
proposals being put forward are in essence no more detailed in analysis than the
dismissed scheme, and therefore given this appeal decision the Highway
Authority and LPA cannot permit the proposals in the form shown within the
application.

•

The PBA Transport Assessment is found to be significantly lacking in evidence
base, with the measures proposed for transport access and mitigation unable to
be validated and justified in safety terms. In terms of the development proposals
as set out in the application, it should be expected that the Highway Authority
requires all the points set out in this objection to be addressed and rectified.
(DCM comment: A formal response from Kent Highways is attached to this
report as Annexe 4. It concludes that the proposed junction has been shown to
work in capacity terms. There have been several masterplanning exercises as
part of the pre-application consultation, including stakeholder workshops, inhouse meetings and public exhibitions. Further detail will confirm adequacy for
larger vehicles. Confident that traffic survey results will be acceptable. The
increase in cycle times of the signal controlled junctions will remain within the
maximum 120 second cycle time with is the maximum for signal controlled
junctions).

Infrastructure
•

Infrastructure within area (roads, schools, doctors’ surgery) already overloaded
and will not accommodate further development.

•

Where is the water coming from and where is it going to?

•

The provision of SUDs needs careful consideration such that downstream
watercourses are not adversely affected. With such a high proportion of
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impermeable surface on the development the indicated provision may be
inadequate;
•

The only reference can see to the surface water ditch which runs behind the
properties in Smallhythe Road is in the drainage strategy which appears to
suggest that the proposal is to fill it in. There are likewise no details of boundary
treatment. The ditch forms boundary with properties in Smallhythe Road and
cannot be touched without residents prior agreement.
(DCM comment: A revised drainage strategy has been received which
recognises the issue of the ditch and proposes the drainage layout is updated to
allow Smallhythe residents’ septic tanks to be replaced with positive drainage that
connects to the future TENT1A foul water sewer).

•

Photographs taken earlier this year show the amount of water that was lying
where the pond (filled in 1990) is situated east of the flats in Bridewell Lane. The
plans show buildings to be erected in this site and I think it would be sensible to
have a survey conducted as I believe that there may be a fresh water spring
feeding the area.

•

We had no voice in the matter apart from what colour front door we’d prefer and it
was undemocratically forced upon us.
(DCM comment: Please see Statement of Community Involvement which
explains the inclusion of local people in the concept of the application).

•

Please don’t turn Tenterden into Ashford!!

•

Non-compliance with Borough Council’s Affordable Housing Supplementary
Planning Document which requires 35% of homes in a new rural development to
be affordable. This application contains only 25%.

•

It is disappointing that the style and size of dwellings does not reflect the needs of
the community. Affordable units fall short of what may have been anticipated
given the high average cost of property in Tenterden Also, it may be anticipated
that a significant number of retried people would be attracted to the development.
Trees and landscaping

•

There is not enough screening with old hedgerow being replaced with standard
shrubs/small trees you see everywhere.

•

Where are the open areas for people to wander through?

•

Please do not destroy so many trees;

•

Why are some TPO trees to be removed?
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•

Lack of landscaping;

•

Plots 90 & 91 are positioned far too close to conifers on eastern boundary for the
comfort of new homeowners. ABC must acknowledge that by granting planning
permission you must accept that you will be removing responsibility from the
owner of the land where the conifers are for any discomfort any new homeowners
may have and shall not be liable under the Tall Hedges Act 2003.

•

(DCM comment: the author of this representation has requested that it is
represented in full to the committee. It is attached as Annexe 3 to this report
Ecology

•

Wildlife corridor is woefully inadequate replacement of the wildflower meadow;

•

Bats fly around every night at dusk in the same area as proposed plots 90 and
91, and in the garden of Windy Ridge. A bat survey has not been carried out in
this vicinity.

•

Who will manage the safe being of the wildlife during construction?

•

Nature corridors are nothing more than a tick in a box and no replacement for our
already dwindling wild flower meadows.

Planning Policy
54.

The Development Plan comprises the saved policies in the adopted Ashford
Borough Local Plan 2000, the adopted LDF Core Strategy 2008, the adopted
Ashford Town Centre Action Area Plan 2010, the Tenterden & Rural Sites
DPD 2010, the Urban Sites and Infrastructure DPD 2012 and the Chilmington
Green AAP 2013.

55.

The relevant policies from the Development Plan relating to this application
are as follows:Ashford Borough Local Plan 2000
GP10 – Conserving and enhancing Tenterden’s special character
GP12 – Protecting the countryside and managing change
EN9 – Setting and entrances to towns and villages
EN10 – Development on the edge of existing settlements
EN16 – Conservation Areas
EN23 – Sites of Archaeological importance
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EN30 – Nature Conservation Sites
EN31 – Important Habitats
EN32 – Important Trees and Woodland
LE5 – Equipped Public Open Space
LE7 – Play facilities
Local Development Framework Core Strategy 2008
CS1 - Guiding principles to development
CS2 - The borough wide strategy
CS6 - The rural settlement hierarchy
CS9 - Design quality
CS10 - Sustainable design and construction
CS11 - Biodiversity and geological conservation
CS12 - Affordable housing
CS13 - Range of dwelling types and sizes
CS15 - Transport
CS18 - Meeting the community’s needs
CS18a - Strategic recreational open spaces
CS20 - Sustainable drainage
Tenterden & Rural Sites DPD 2010
TRS17 - Landscape character and design
TRS18 - Important rural features
TRS19 - Infrastructure provision to serve the needs of new developments
TENT1 – Tenterden southern extension
“Land south of Tenterden town centre is proposed for a major residential
development. The area shall be implemented in two separate phases with the
northern part of the site (Phase A) to be developed first. The southern part
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(Phase B) shall not be developed until Phase 2 of the DPD period (post2016).
Prior to the submission of a planning application for development on this site,
a masterplan/development brief encompassing both phases of development
shall have been submitted to and approved by the Borough Council.
Phase A shall be accessed from Smallhythe Road and Recreation Ground
Road and shall include the provision of a public car park to accommodate up
to 200 car parking spaces. Phase B shall be accessed by a second vehicular
access from Smallhythe Road and links to Phase A.
The masterplan/development brief shall identify the timing of the planting of a
substantial woodland (incorporating wetland) belt to the south of the built
development area within Phase B and define the scope and depth of this belt.
The masterplan shall also establish the extent, location and phasing of
community infrastructure and employment land to be delivered both on and
off-site.
Acceptable forms of development on this site shall also achieve the following:
a) The retention of part of the woodland adjacent to Six Fields Path;
b) The retention and enhancement of existing hedges and natural
watercourses and ponds on the site;
c) The creation of pedestrian and cycleway routes through the site to link with
the town centre and existing public rights of way both on and off the site;
d) A layout that enables views of St Mildred’s Church tower to be achieved
through the site from both within and beyond it;
e) A mix of dwelling types and sizes as required by policy CS13 of the Core
Strategy;
f) The provision of affordable housing as required by policy CS12 of the Core
Strategy;
g) Provision of any off-site highway improvements identified as being
necessary through the master planning process; and,
h) The creation of a linear public open space through the centre of the site.”
56.

The following are also material to the determination of this application:Supplementary Planning Guidance/Documents
Affordable Housing SPD 2009
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Landscape Character SPD 2011
Residential Parking SPD 2010
Residential Space and Layout SPD 2010
Public Green Spaces and Water Environment SPD 2012
Sustainable Design and Construction SPD 2009
Sustainable Drainage SPD 2010
Dark Skies SPD 2014
National Planning Policy Framework 2012
57.

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.

Assessment
58.

The main issues for consideration are:
(a)

Acceptability of the development in relation to TENT1

(b)

Layout and design

(c)

Landscape impact/visual amenity and lighting

(d)

Residential amenity

(e)

Access and parking/Highway Safety

(f)

Drainage/SUDs

(g)

Sustainability

(h)

Ecology

(i)

Public Rights of Way

(j)

Whether planning obligations are necessary
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Acceptability of the development in relation to TENT1
59.

TENT1A is a housing policy allocation for this site. Table 6.1 and paragraph
6.35 of the Plan suggests an indicative capacity for TENT1A of 300 dwellings
at an average density of 40 dph. This recognises the dense form of
development within the town centre and the need for gradation to lower
densities towards the edge of the site and a further gradation in TENT1B.
The plan highlights that this is not an absolute figure but “should be refined via
the detailed masterplanning and design process”. The proposed density is
35dph.
Masterplanning of TENT1

60.

In this case the design and masterplanning process has been carried out in
close consultation with the local community and has been informed by the
historic development of the town and its particular character. The
masterplanning and the layout of this development draws from the nature of
streets and spaces within the town and the desire to ensure that the pattern of
development synthesises appropriately with the town centre and adjoining
areas. The diagrams in figure 4 give a clear indication of the principal
movement routes, green spaces and key views. The proposed layout which is
part of this application has evolved directly from this masterplan.

61.

The proposed elevational treatments of the house types also draw on local
examples so that there is a clear relationship between the new and the old.

62.

As a result of this careful analysis and design process the scheme proposes a
lesser number of 249 dwellings. The applicant considers that “the scheme
strikes an appropriate balance of development and open space, and will
deliver a high quality scheme that delivers housing without compromising the
setting of the new development or the Town”. I agree that this development
represents an appropriate balance and the master planning responds
positively to the character of the area and the constraints of the site and
meets this part of the TENT 1 policy.
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Figure 4: Masterplanning Schematic for TENT1 A & B

63.

In respect of the specific criteria in policy TENT1 these are assessed below:
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a) The retention of part of the woodland adjacent to Six Fields Path
64.

This area has been retained
and enhanced to allow cycle
and pedestrian links to
Tenterden from within the
site. An area of play will also
be created as an added
amenity. The final detail of
the new pedestrian routes
through the site and design
of a play area have not been
agreed and can be
conditioned as part of any
planning permission to
ensure that they limit the
number of trees which have
to be removed and ensure
that the construction of the
Figure 5: Woodland at Six Fields path
paths does not adversely
affect the trees that are to be retained. It is the intention to retain as many
trees as possible in this area and supplement them with additional planting.
b) The retention and enhancement of existing hedges and natural
watercourses and ponds on the site

65.

With the exception of two hedges south of the Leisure centre, these have
been incorporated as features into the open spaces throughout the site. To
the south, water features are promoted as part of a new green amenity space,
flood control area and enhanced wildlife habitat. Boundary hedgerows are
retained and can be enhanced with new planting as necessary.
c) The creation of pedestrian and cycleway routes through the site to
link with the town centre and existing public rights of way both on
and off the site

66.

The design approach adopted gives priority to walkers and cyclists across the
site, with the internal road being sufficiently ‘low-key’ to discourage short cuts
around the town centre. The retention of Three Fields and Six Fields Paths
will enable the principal pedestrian routes to the High Street to be maintained.
Three Fields Path will be slightly realigned to allow a vehicular access road to
be created alongside the pedestrian path. The retention of these paths also
ensures that the principal views of St Mildred’s Church are maintained.
Additionally, a path link from the eastern end of the site to the public right-ofway on Sandy Lane is also proposed. This will assist in providing a safer route
for the many children who come to school by this route.
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67.

Improvements are proposed to Recreation Ground Road to create a safer
pedestrian environment through traffic calming measures and better crossing
facilities (See figure 4).

68.

A new footway/cycleway is proposed across the southern edge of the site
linking Smallhythe Road to the footway/cycleways at the eastern end of the
site. This is aligned so that, if development on TENT1B ever takes place in
the future, a further link can be provided to Smallhythe Road opposite where
the existing public footpath continues westward across the Morghew Park
estate

69.

The retention of existing paths, any necessary minor diversion orders and the
provision of new paths can be secured through the use of planning conditions
and a planning obligation.
d) A layout that enables views of St Mildred’s Church tower to be
achieved through the site from both within and beyond.

70.

The master planning process referred to above
identified just how important views of the church
are from this site (figure 4). There are 2 parts of
the development that frame views of the church.
Firstly, approaching from the Smallhythe Road
access where the second green square
surrounded by larger houses frames a view of the
Church tower, further reinforcing the notion that
this place is an integral part of Tenterden.

71.

Secondly, to the east of the site from the village
green, a wide green lane leads northwards
alongside a small brook, allowing another framed
view northwards to the Church tower. This is
further achieved by aligning the roads along the
principal viewing paths and ensuring that the new
homes are set back to preserve the views of the
church tower.

Figure 6: Green Lane giving
view of church

e) A mix of dwelling types and sizes as required by policy CS13 of the
Core Strategy
72.

The original mix of dwellings submitted with the application was 26% flats of
which 45% are 1 bed and 55% are 2 bed The remaining houses are 2 bed
(24%); 3 bed (28%); 4 bed (41%); and 5 bed (7%) dwellings. This mix may
have changed slightly following the viability discussions and will be updated
as necessary at the committee. The proposed housing mix responds to an
identified local need ascertained through market research undertaken by the
applicants including reference to the Housing Needs Survey. ABC housing
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raises no objection to the proposed mix. As long as any changes resulting
from the viability discussions are very minor, I consider that the housing mix
proposed is acceptable and as such complies with criterion e) as well as
policy CS12 of the Core Strategy.
f) The provision of affordable housing as required by policy CS12 of
the Core Strategy
73.

Affordable housing is to be provided at 35% resulting in the provision of 87
dwellings. Of these 38 are to be social rented and 49available for shared
ownership. This equates to a ratio of 43.7:56.3. The tenure mix ratios sought
in the core strategy is 60:40. The proposals clearly do not meet the strict
requirements of the core strategy but the development is able to provide 35%
affordable housing. The reason why the ratio in the core strategy cannot be
achieved relates to viability and this is discussed further below.
g) Provision of any off-site highway improvements identified as being
necessary through the master planning process

74.

The applicants intend to provide safety improvements to the Recreation
Ground Road and changes to the timings of the traffic lights at East Cross and
West Cross. These are sufficient to mitigate the impact of the 131 two way
vehicle movements during the morning peak hour and 142 during the evening
peak hour, particularly as this is spread over the two access points. Kent
Highways and Transportation are satisfied that with these changes the local
network can accommodate the scheme.

75.

Many local people are concerned about traffic levels especially when children
are being brought to and taken from school. The traffic assessments carried
out by the applicants and visits to the site by officers at peak times confirm
that there is significant congestion for short periods of around 08 15 – 09:15
hours and again between 1500 and 16:00 hours. These peaks in demand are
unlikely to coincide with the peak levels of traffic coming from this
development. The majority of vehicle movements in the morning are normally
people going to work or people taking their children to school. In this case
those people working away from Tenterden would normally have left the site
before the morning peak and one would hope that those with children at the
school in Recreation Ground Road would not use their car to take them.
Similarly in the evening those returning from work would be later than the
peak generated by school traffic. In addition, there will be 2 ways into and out
of the site which will spread traffic loads.

76.

That is not to say there will not be an increase in traffic on Recreation Ground
Road from this development or an increase on the two traffic light controlled
junctions at either end of the High Street. As discussed above there will be an
increase but it is safe and of a sufficient size which can be accommodated by
changes to the timings of the traffic lights.
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77.

In the light of the above and as long as the suggested improvements to
Recreation Ground Road are carried out I am satisfied that this element of the
policy is met.
h) The creation of a linear public open space through the centre of the
site.

Figure 7: Southern green space

78.

In considering this requirement of the policy it is important to remember that it
applies to the whole of the TENT1 site. As a result, the centre of the TENT1
site is the southern boundary of this application site. To accommodate a linear
public open space in this area the applicants have included some of the field
to the south of the stream which is just outside the area identified as phase A
in the policy.

79.

The resultant green space is shown in figure 7 above. This will provide a
significant area for recreation for the residents of the site. With appropriate
planting it will also provide a suitable replacement for the wildflower meadow,
currently behind the leisure centre, the loss of which is of significant concern
to local people. This area will also provide wider amenity benefits for
Tenterden residents as a whole.

80.

The proposal therefore meets the requirements of this criterion.
Provide a 200 space public car park in TENT1A

81.

The application does not meet this requirement. Instead it is proposed to
provide 43 additional public parking spaces at the leisure centre and make a
financial contribution towards the control of parking in the Bridewell Lane car
park, with the aim of creating a pay-on-exit system which will enhance the
usability of the car park and allow users to more accurately control their time
and expenditure.
1.34

Ashford Borough Council - Report of Development Control Manager
Planning Committee 20 October 2014
___________________________________________________________________
82.

The applicants suggest that there is currently no need to provide a public car
park of this size in the town. Parking accumulation surveys of existing car
parks indicate that there is currently more than enough spaces available to
accommodate current levels of demand. They have also provided information
which suggests that if such a car park were provided the number of units on
the site would reduce to 170 and the scheme would not be viable. The issue
of viability is discussed later in the report. Even so, given the evidence of
current parking demand, it would be difficult to justify strict compliance with
the policy now.

83.

One of the reasons why the car park was included in this policy was the
likelihood of additional parking restrictions being introduced in the town which
could have displaced on street parking available in residential streets near to
the town centre. The proposed car park was designed in part to
accommodate this. In the attempt to avoid this being an issue, if similar
restrictions are introduced in the future, there are discussions currently
underway with representatives of the local community and the business
community in the Tenterden parking forum. These discussions are currently
constructive and one of the recommendations being discussed is the
improvements to the Bridewell Lane car park.

Layout and design
Layout
84.

As discussed above, the careful master planning process and discussions
with the local community, which took into account the historic development of
the town and the nature spaces created within it, have resulted in a layout
which is very sympathetic to the current character of the town. The proposed
character areas shown in figure 8 below, have the potential to create a rich
and varied environment as long as the quality of the public realm and the
buildings fronting it is high.

85.

Suitable access is provided from Smallhythe Road and Recreation Ground
Road and the nature of the streets will discourage rat running through the site
and reduce vehicle speeds. The mixture of hard and green spaces can create
a varied and attractive environment.
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Figure 8: Proposed character areas

Design
86.

All dwellings proposed are 2 and 2.5 storey in form with some 3 storey
apartments, with only one instance of a pair of 1.5 storey cottages to retain
views of the church. The dwellings are designed as either houses or
cottages, with different ceiling heights and therefore eaves heights. They are
differentiated according to the type of street they face on to, so grander
buildings face on to the primary streets, whereas cottages tend to face onto
the smaller lanes. In some places cottages and houses sit together to
emulate the variety and variation in eaves heights observed in Tenterden.

87.

Most of the apartment blocks are designed to emulate larger houses, although
the L-shaped block near to Bells Lane is designed more as a group of
almshouses, similar to the rows of uniform cottages found in Tenterden High
Street. The type of street dictates the positioning of each building in relation
to its neighbour. Primary streets have larger detached or semi-detached
dwellings, whereas the narrow lanes have lower cottages as single houses,
semi-detached or in small rows. Streets which are neither primary streets nor
narrow lanes (the green edge for example) are composed of a mixture of
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houses and cottages, occasionally with two dissimilar houses joined together,
as identified in the local vernacular. Roofs are pitched, gabled or hipped and
covered with either plain or slate tiles, the roof pitch for the former being
slightly steeper.
88.

The affordable housing is provided within eight different areas of the site and
is therefore well integrated and is tenure blind.

89.

Buildings have a strong building line with minimal gaps, so that they frame the
public realm. Properties nearer to the town centre tend to be more compact
and attached, whereas those further towards the southern edge are larger
and generally more detached.

90.

The design approach is bespoke and is based on local architectural styles
and reflects the preference of local people for this stylistic approach. It
provides a good mix of interesting house types that would add a visual
richness and variety to the development. Many of the house types
incorporate chimneys to add visual interest to the roofscape. In addition, the
use of porches, entrance canopies, bay windows, projecting gables, balconies
and dormer windows to a number of house types adds further interest and
richness in design terms.

91.

The palette of materials reflects that in Tenterden with use of brick, render, tile
hanging and weatherboarding set under tiled roofs. To ensure a quality of
development the Steering Group expressed a very strong preference for the
use of timber windows, fully functioning sash windows, timber
weatherboarding and good quality bricks and roofing materials. This can be
controlled by suitable conditions and the additional cost of this higher
specification has been incorporated into the viability assessment.
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Figure 9: Illustrative street scenes
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Building 4 Life
92.

A Building for Life Assessment is attached to this report as Annex 5... The
score of 3 green, 9 amber and 0 red has been achieved. It says that the
general layout is almost there but some minor improvements are required..
Reference is made to a lack of detail on the design of streets and open
spaces and that affordable housing is concentrated in substandard
apartments and at the most intensive parts of the development.. The
apartment blocks fail to meet the space standards and lack quality outdoor
amenity space. Clarification is required on quality of materials and elevation
details so that we can be confident that the sort of quality shown in the images
can actually be achieved e.g. corbelled eaves; rustication – shown in images
but not in plans.

93.

The Assessment above identifies areas where the scheme can be improved,
notably around the affordable housing provision and the finer detail in relation
to elevation finishes and streetscape design. I am however confident that
through the use of suitable worded conditions this element can be addressed.
Whilst the affordable housing is located within specific areas, there are parts
where it is well integrated with market housing. Please refer to later in the
report regarding the affordable housing meeting the space standards and
design matters.

South East Regional Design Panel
94.

The scheme as originally submitted was reviewed by the South East Regional
Design Panel in December 2013. In summary, they considered that the
development principles were soundly rooted in the scheme, the street network
was logical and the character areas clearly defined. The sample studies of
the form and appearance of streets was convincing with emphasis on local
materials and a good understanding of the vernacular traditions. There is a
need for a richer stylistic mix (including some modern architecture) than was
envisaged at the time. Second key consideration is the detailed design of the
public realm and the need for creative dialogue with highways to ensure that
shared spaces are visually appropriate and work well.

95.

Following these comments, further amendments were made and the current
scheme has clearly defined character areas and there is a rich stylistic mix of
architecture reflecting some modern characteristics to reflect the informal
growth of Tenterden over the centuries. There has been close consultation
with Kent Highways to try to ensure that the public realm is successful in
practice.
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Landscape impact/visual amenity and lighting
96.

The site is not part of any designated landscape but the High Weald Area of
Outstanding Natural Beauty (AONB) can be found on the opposite side of the
Smallhythe Road to the west.

97.

The development is successfully integrated into the wider landscape context.
This is achieved by way of a legible network of open spaces that fully
integrates with and connects to the surrounding context, encouraging
movement to and from the High Street.

98.

Landscaping of the site including its perimeter is proposed which is
appropriate in terms of native species and will greatly assist in terms of
softening the impacts arising from this development from all vantage points
and helping to assimilate it into the landscape. Further, with the building
height of the development, along with low density development, large areas of
open space and soft boundary treatments at the edges will ensure that this
development blends into the existing village so as not to harm views from the
AONB and surrounding countryside.

99.

The application includes a detailed assessment of the impact of lighting on the
surrounding area and on the ecology in the area, in particular the bat
population. Recommendations are made which match very well with the
council’s recently adopted Dark Skies SPD. If planning permission is granted
the recommendations of the lighting submission can be incorporated in a
condition to give them effect.

Residential amenity
100.

In terms of positioning of buildings within the site and the relationship to
surrounding development the scheme has, in the main been well thought
through.

101.

Specific concerns have been raised by neighbours on Smallhythe Road in
relation to the apartment block being overbearing on their private garden. The
rear garden to these properties are generous and there is a comfortable
separation distance between the apartment building and their most private
rear garden area for there to be no significant harm from overbearing
development.

102.

The occupier of Windy Ridge (the last house at south-eastern end of Bells
Lane), has expressed concerns about the new dwellings to both the south and
east of the property. Whilst these points were put to the developer they
consider that the buildings are separated by generous gardens and no
amendments have been made. When considering the merits of a planning
application there are no rights to a view and whilst there will be views down
the site to plot 76, this is a comfortable distance away for there to be no harm
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as a result of overbearing development. In turn, the windows at first floor level
of plot 90 that facing towards Windy Ridge do not serve habitable rooms and
the window serving the shower room can be obscured glazed. The new
dwellings to the boundaries of the site have a comfortable relationship with
the neighbouring properties.
Future residents
103.

The market housing meets the required space standards in relation to
essential space standards with the exception of the amount of amenity space
for some of the flats. In terms of the affordable housing. The affordable 2 and
3 beds have been enlarged to comply with ABC standards. Flats have been
amended to comply as closely as possible. In a few cases, overall flat floor
areas are still short but room sizes and layout are compliant.

104.

Balconies are provided, albeit of a size that does not meet the space
standards, and no external private amenity space is provided for the flats and
for 6 out of the 8 FOGs (flats over garages). The applicant draws attention to
the scheme including a variety of different types of external communal
amenity spaces; small incidental green space; formal green squares; a
woodland; a wetland swale park and footpath links to the adjacent
countryside. They consider that when living in a flat it is not unreasonable to
expect to go to areas of open space in the vicinity of the unit and the provision
of larger balconies would conflict with the character they are trying to emulate.
Together with the provision of private balconies, they consider that this is
appropriate for a town centre location.

105.

The committee could, if it wished, defer the application to seek full compliance
with the adopted space standards. To do so would inevitably impact on the
amount of development proposed but also on the design of the apartments. I
have concluded that in this instance the amount of open space in the
development within easy reach of all of the residents and the provision of
balconies, which are of a size to accommodate a chair and table, is
acceptable.
Access and parking/Highway Safety

106.

The development is predicted to generate 131 two way vehicle movements
during the morning peak hour and 142 during the evening peak hour. This is
around 2 vehicles per minute during either peak hour. This volume of traffic
would also be distributed between two access points. It is proposed to adjust
the signal timings at the West Cross and East Cross junctions to assist with
the accommodation of the additional traffic. Both junctions are predicted to
work with reserve capacity for both peak periods.

107.

Kent Highways and Transportation have considered the proposal in detail and
the layout has been revised to ensure that highway safety is not prejudiced.
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Some matters remain unresolved but I am satisfied that these can be
addressed by condition or the receipt of amended plans to overcome the
objection.
108.

The accesses onto the existing road network are of adequate capacity and
provide suitable visibility to ensure their safe operation. As described above
improvements are proposed to Recreation Ground Road which will help to
mitigate the potential conflict between vehicles and pedestrians, especially at
peak times.

109.

Parking within the site is provided in accordance with the Council’s adopted
standards. The provision of public car parking is discussed above and in the
viability section below. With its proximity to the town centre the site is likely to
prove very attractive to commuters and visitors to the town who would prefer
not to use the town’s car parks. Parking on-street within the development
would significantly impact upon the quality of the local environment and on the
amenities of the future residents. As a result it is intended to introduce a
Controlled Parking Zone. The detailed operation of the CPZ has yet to be
agreed but the current preference is for signage at the two entrances to the
site which indicate that parking on streets can only take place in identified
bays. These would be identified through differential materials and possibly
some small-scale signage to reinforce the restrictions. The precise details of
this will need to be resolved through the imposition of conditions or through
the planning agreement/undertaking.

Drainage/SUDs
110.

There are a range of water based features on the site that will serve as
attenuation ponds and water courses to reduce surface water, as well as
managing the natural headwaters. Surface water will filter to the south of the
site with the open space functioning as a flood meadow as required. This will
form part of the Sustainable Unban Drainage System (SUDS) which is
proposed as part of the scheme.

111.

The Environment Agency and the council drainage engineer are satisfied with
the submitted details which will not increase the risk of flooding and be able to
comply with policy CS20 and the advice contained in the Sustainable
Drainage SPD.

Sustainability
112.

Policy CS 10 of the Core Strategy requires the development to be carbon
neutral, to be constructed to a minimum code level 2 and to provide for a
further reduction in carbon dioxide emissions through the use of renewable or
low carbon technologies. The applicant is proposing to construct the
development to code level 3 using the fabric first approach. Local people and
the Steering Group have indicated a strong preference for not including
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photovoltaic panels on the roofs of buildings facing south due to the views
from Smallhythe Road and the footpaths which provide views of the site and
the town. Further work on this aspect needs to be carried out with the
applicants but the requirements of the policy can be secured by an
appropriate condition and contributions secured through an
agreement/undertaking.
Ecology
113.

The survey work concluded that there is potential for bats, badgers, reptiles
and Great Crested Newts (GCNs) to be affected by the proposed
development. A European Protected Species Licence (EPS) would be
required for works in relation to GCNs and badgers potentially. A mitigation
strategy would be necessary to accompany such a licence together with
mitigation in relation to other protected species and the incorporation of
biodiversity enhancement measures in to the scheme. The scheme includes
biodiversity enhancement measures (secured by condition) and this proposal
can actually enhance the biodiversity of the area. Given the above the
proposed development would not adversely impact on matters of ecological
importance

Public Rights of Way
114.

KCC Public Rights of Way object as PROW AB32 will in part be obstructed by
houses and gardens and the application includes no details of any required
changes. The applicant says that an application to alter the route of the
PROW will be made to regularise the position and it is acknowledged that the
scheme is only deliverable with this diversion in place. For clarity a plan has
been provided which identifies the altered route of the PROW which will follow
the line of the new pavement along the most westerly road, linking Smallhythe
Road to the existing line of the right of way through the woodland area
towards the north of the site. Conditions are suggested to ensure that the
appropriate diversion orders are sought from KCC and if agreed, implemented
before the development which would obstruct the existing public right-of-way
is carried out.

115.

KCC has also requested a S106 contribution towards the provision of 2 cycle
path connections. This figure has been included with the viability calculations
and is included in the suggested contributions in table 1 below. The proposed
development subject to conditions and the S106 contributions would not
adversely impact on the surrounding PROW network.

Phasing
116.

Whilst the phasing plan submitted is indicative to ensure that the Council has
a clear view of how the scheme will come forward this can be controlled by
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condition. These conditions will ensure that the replacement wildflower
meadow is included in the first phase of development, and this has been
agreed by the applicants.
Other matters
Archaeology
117.

The application is supported by an Archaeological Desk-based Assessment
that adequately sets out the baseline archaeological potential of the site. The
known heritage assets are mainly those related to historic buildings. There is
potential for as yet unknown archaeology to survive and Kent County Council
Heritage considers a field assessment of archaeology would be appropriate
and this can be secured by appropriate conditions

Public Art
118.

The exact location and type of public art can be for discussion between the
developers and the Local Planning Authority and therefore subject of a
condition

Viability
119.

Unfortunately the scheme has viability issues. A detailed viability assessment
was provided by the applicants and this has been robustly tested by officers
and by the council’s viability consultants.

120.

The viability assessment has tested the reasonableness of the land values
being ascribed to the site and ensuring that they are a reasonable reflection of
the nature of the site, its allocation for housing and any abnormal costs. This
has been tested against actual land values being achieved in other parts of
the south east. As the application is for full permission the assessment has
been able to assess in some detail the likely sales values that might be
received in the Tenterden market for the houses proposed. This has been
based on actual sales values being achieved in the town and the surrounding
area. Construction costs have been factored in using the latest national
construction cost indicators. In addition, a premium has been added to these
costs to allow for a very high standard of finish to the buildings and public
realm. The usual additional costs for financing and marketing have also been
included as has the cost of the full package of s106 contributions.

121.

The assessments concluded that the scheme could not afford all of the above
and provide 35% affordable housing on the site with the policy compliant
60:40 rented to shared ownership split. The original proposals presented to
the Steering Group and in the documentation accompanying the application
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included a proposal for 25% affordable housing and an option was considered
at one stage that no social rented accommodation might be provided.
122.

The Steering Group made it very clear that to be acceptable the site had to
provide a wide social mix and consequently a significant proportion of social
rented properties should be included.

123.

The viability is further complicated because a large proportion of the site will
have to be marketed to the development industry as only part of the site has
the involvement of a house builder (Taylor Wimpey). This makes the
inclusion of a deferred contributions clause in any agreement, which would
comply with the council’s policy, very unattractive to the applicants as it
introduces uncertainty in the market.

124.

An additional complication has been the requirement in the TENT1 policy in
the DPD for the scheme to provide a 200 space public car park in the first
phase of the development. The justification in terms of the current availability
of car parking spaces in the town has been discussed elsewhere. The
provision of the spaces would also put significant demands on the viability of
the scheme. Firstly, it would reduce the number of dwellings that could be
achieved, if the same design principles were applied, to approximately 170
dwellings. This amount of development would also have to carry the cost of
the construction of the car park and this would impact significantly on the
ability of the scheme to fund affordable housing and the other contributions
being sought through the remainder of the s106 agreement. Again the
assumptions and calculations of viability in this scenario have been
considered by the council’s own consultant and the conclusions reached by
the applicant are reasonable.

125.

The council therefore has a choice of requiring the scheme to be policy
compliant in relation to the provision of the public car park, reduce the number
of houses provided and accept a significantly reduced package of
contributions; or accept the arguments put forward on this point namely the
serious and detrimental impact on viability and the current over supply of
parking in the town. My conclusion, which has been partially influenced by
the discussions in the Steering Group, is to set aside the requirement for the
200 space car park in favour of a greater supply of houses and improved
viability.

126.

Consideration of these issues has however been constructive and although
the site is not completely viable an appropriate agreement has been reached
between the applicants and officers, which can be recommended to this
committee as a reasonable and justifiable way forward.

127.

This agreement is as follows:
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(a)

The development will provide 87 (35%) affordable dwellings in units
which are tenure blind. The final disposition of these units will be
agreed before any S106 agreement is completed and any permission
issued.

(b)

The tenure mix of the affordable will be 38 dwellings for social rent
(43.7%) and 49 (56.3%) shared ownership.

(c)

There would be no deferred contributions to make the scheme fully
compliant with policy

(d)

All other contributions listed in Table 1 below would be payable and
included in a S106 agreement/undertaking.

Planning Obligations
128.

129.

Regulation 122 of the Community Infrastructure Regulations 2010 says that a
planning obligation may only constitute a reason for granting planning
permission for a development if the obligation is:
(a)

necessary to make the development acceptable in planning terms,

(b)

directly related to the development; and

(c)

fairly and reasonably related in scale and kind to the development

I recommend the planning obligations in Table 1 be required should the
Committee resolve to grant permission. I have assessed them against
Regulation 122 and for the reasons given consider they are all necessary to
make the development acceptable in planning terms, are directly related to
the development and are fairly and reasonably related in scale and kind to the
development. Accordingly, they may be a reason to grant planning
permission in this case.
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Planning Obligation
Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)

38 social
rented units

Affordable units to
be constructed
and transferred to
a registered
provider upon
occupation of 75%
of the open
market dwellings

1
Affordable Housing

1.47

Provide not less than 35% of the units as
affordable housing, comprising 43.7%
social rented units and 56.3% shared
ownership units in the locations and with
the floorspace, wheelchair access (if
any), number of bedrooms and size of
bedrooms as specified. The affordable
housing shall be managed by a
registered provider of social housing
approved by the Council. Shared
ownership units to be leased in the terms
specified. Affordable rent units to be let
at no more than 80% market rent and in
accordance with the registered provider’s
nominations agreement

49 shared
ownership
units

Necessary as would provide housing for
those who are not able to rent or buy on
the open market pursuant to Core
Strategy policy CS12, TENT1 of the
Tenterden & Rural Sites DPD, the
Affordable Housing SPD and guidance in
the NPPF.
Directly related as the affordable housing
would be provided on-site in conjunction
with open market housing.
Fairly and reasonably related in scale
and kind as based on a proportion of the
total number of housing units to be
provided.
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Table 1

Regulation 122 Assessment
Detail
2

Amount(s)

Trigger Point(s)

To be
calculated
using the
shadow price
of carbon set
out in the
Sustainable
Design and
Construction
SPD

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the
land.

Carbon Off-Setting Contribution
Contribution to the Ashford Carbon Fund
based on the residual carbon emissions
of the development set out in the
approved calculations of the actual
amount of residual carbon emissions and
quantified over 10 years

Necessary in order to ensure the
development is carbon neutral pursuant to
Core Strategy policies CS1, and CS10
(C), the Sustainable Design and
Construction SPD and guidance in the
NPPF.

1.48

Directly related as only carbon emissions
from this development would have to be
off-set.
Fairly and reasonably related in scale
and kind as off-setting would not be
required in the absence of carbon
emissions from this development and any
payment is based on the amount of
carbon dioxide to be offset.

3

Outdoor Sports Pitches (Off site)
Contribution towards provision of or
improvements to outdoor sports pitches
and associated facilities and
maintenance thereof

£1,589 per
dwelling for
capital costs

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the

Necessary as outdoor sports pitches are
required to meet the demand that would
be generated and must be maintained in
order to continue to meet that demand
pursuant to Core Strategy policies CS1,
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Planning Obligation

Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)
land.

£326 per
dwelling for
maintenance

CS2 and CS18, Tenterden and Rural
Sites DPD policy TRS19, Public Green
Spaces and Water Environment SPD and
guidance in the NPPF.
Directly related as occupiers will use
sports pitches and the facilities to be
provided would be available to them.

1.49

Fairly and reasonably related in scale
and kind considering the extent of the
development and the number of occupiers
and the extent of the facilities to be
provided and maintained and the
maintenance period is limited to 10 years.
4

Allotments (Off site)
Contribution towards provision of or
improvements to allotments and
associated facilities and maintenance
thereof

£258 per
dwelling for
capital costs
£66 per
dwelling for
maintenance

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the
land.

Necessary as allotments are required to
meet the demand that would be generated
and must be maintained in order to
continue to meet that demand pursuant to
Core Strategy policies CS1, CS2 and
CS18, Tenterden and Rural Sites DPD
policy TRS19, Public Green Spaces and
Water Environment SPD and guidance in
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Planning Obligation

Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)
the NPPF.
Directly related as occupiers will use
allotments and the facilities to be provided
would be available to them.

1.50

Fairly and reasonably related in scale
and kind considering the extent of the
development and the number of occupiers
and the extent of the facilities to be
provided and maintained and the
maintenance period is limited to 10 years.
5

Strategic Parks (Off site)
Contribution towards maintenance of or
improvements to Tenterden Recreation
Ground

£47 per
dwelling

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the
land.

Necessary as strategic parks are required
to meet the demand that would be
generated and must be maintained in
order to continue to meet that demand
pursuant to Core Strategy policies CS1,
CS2, CS18 and CS18a, Tenterden and
Rural Sites DPD policy TRS19, Public
Green Spaces and Water Environment
SPD and guidance in the NPPF.
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Planning Obligation

Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)
Directly related as occupiers will use
strategic parks and the facilities to be
provided would be available to them.
Fairly and reasonably related in scale
and kind considering the extent of the
development and the number of occupiers
and the extent of the facilities to be
provided and maintained and the
maintenance period is limited to 10 years.

1.51

6
Voluntary Sector
Contribution towards the provision of
premises and facilities for use by
voluntary organisations and towards
community development and voluntary
sector activity within the same settlement
or in a reasonably accessible alternative
location

£83 per
dwelling

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the
land.

Necessary to provide additional voluntary
sector capacity required to meet the
demand that would be generated pursuant
to Core Strategy policy CS18, Tenterden
and Rural Sites DPD policy TRS19 and
guidance in the NPPF.
Directly related as occupiers will use the
voluntary sector and the additional
capacity to be funded will be available to
them.
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Planning Obligation

Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)
Fairly and reasonably related in scale
and kind considering the extent of the
development.

7

Secondary Schools
Contribution towards additional
secondary school places within 3 miles of
the site

1.52

£589.95 for
each 2 bed flat
or larger and
£2359.80 for
each house

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the
land.

Necessary as no spare capacity at any
secondary school in the vicinity and
pursuant to Core Strategy policies CS1,
CS2 and CS18, saved Local Plan policy
CF21, Tenterden and Rural Sites DPD
policy TRS19, Developer
Contributions/Planning Obligations SPG,
KCC Guide to Development Contributions
and the Provision of Community
Infrastructure and guidance in the NPPF.
Directly related as children of occupiers
will attend secondary school and the
facilities to be funded would be available
to them.
Fairly and reasonably related in scale
and kind considering the extent of the
development and because the amount
has taken into account the estimated
number of secondary school pupils and is
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Planning Obligation

Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)
based on the number of dwellings and
because no payment is due on small 1bed dwellings or sheltered
accommodation specifically for the elderly.

8

Library Facilities

1.53

Contribution towards improving library
service capacity in mobile and fixed
libraries in the borough and for providing
additional book stock and equipment

£213.14 per
dwelling

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the
land.

Necessary as no spare library space
available to meet the demand generated
and pursuant to Core Strategy policies
CS8 and CS18, Tenterden and Rural
Sites DPD policy TRS19, KCC Guide to
Development Contributions and the
Provision of Community Infrastructure and
guidance in the NPPF.
Directly related as occupiers will use
library facilities and the facilities to be
funded will be available to them.
Fairly and reasonably related in scale
and kind considering the extent of the
development and because amount
calculated based on the number of
dwellings.

Ashford Borough Council - Report of Development Control Managers
Planning Committee 20 October 2014
___________________________________________________________________________

Planning Obligation

Regulation 122 Assessment
Detail
9

Amount(s)

Trigger Point(s)

£34.45 per
dwelling

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the
land.

Contribution towards enhancing
£77.58 per
community facilities in the area by
dwelling
making them accessible to people with
disabilities and enabling telecare services
to be installed in homes in the area.

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the
land.

Community Learning
Contribution for community learning
services in the area

10

Adult Social Care

1.54

Necessary as additional social services
premises required to meet the demand
that would be generated pursuant to Core
Strategy policy CS18, Tenterden and
Rural Sites DPD policy TRS19, KCC
Guide to Development Contributions and
the Provision of Community Infrastructure
and guidance in the NPPF.
Directly related as occupiers will use
adult social services facilities and the
facilities to be funded will be available to
them.
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Planning Obligation

Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)
Fairly and reasonably related in scale
and kind considering the extent of the
development and because the amount
has taken into account the estimated
number of users and is based on the
number of dwellings.

11

Youth Services

1.55

Contribution towards youth services in
the area

£51.87 per
applicable
dwelling

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the
land.

Necessary as there is no spare youth
service space available to meet the
demand that would be generated and
pursuant to Core Strategy policy CS18,
Tenterden and Rural Sites DPD policy
TRS19, KCC Guide to Development
Contributions and the Provision of
Community Infrastructure and guidance in
the NPPF.
Directly related as occupiers will use
youth service facilities and the facilities to
be funded will be available to them.
Fairly and reasonably related in scale
and kind considering the extent of the
development and because the amount
has taken into account the estimated
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Planning Obligation

Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)
number of users and is based on the
number of dwellings and because no
payment is due on small 1-bed dwellings
or sheltered accommodation specifically
for the elderly.

12

Healthcare Provision

1.56

Contribution towards improvements to Ivy
Court Surgery in Tenterden or other
health care services and/or facilities in
the area

£504 for each
1-bed
Dwelling
£720 for each
2-bed
Dwelling
£1008 for
each 3-bed
Dwelling
£1260 for
each 4-bed
Dwelling
£1728 for
each 5-bed
Dwelling or
larger

Contributions on
occupation of
every 20 dwellings
dependent on the
owner/s of the
land.
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Planning Obligation

Regulation 122 Assessment
Detail
13

Amount(s)

Trigger Point(s)

£14500

Upon occupation
of 50% of the
dwellings

Cycle way links and access
improvements
Provision of two cycling links to Sandy
Lane and the maintenance of bridges on
Six Fields Path and Sandy Lane

Necessary in order to ensure that there is
linkage through and beyond the site and
maintenance to meet the extra pressures
arising from the development.
Directly related as occupiers will use the
PROW and the bridges.

1.57

Fairly and reasonably related in scale
and kind considering the extent of the
development and because the amount
requested reflects the costs of the cycling
links and maintenance of the bridges due
to extra demand put on them as a result of
the development.
14

Travel Plan
To implement and comply with the
approved travel plan

Travel plan to be
approved prior to
first occupation

Necessary in order to promote public
transport and encourage a modal shift
away from private car use pursuant to
Core Strategy policies CS1, CS2, CS15
and CS18, Kent Local Transport Plan and
guidance in the NPPF.
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Planning Obligation

Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)
Directly related as occupiers will travel
and the measures to be implemented
through the travel plan will be available to
them.
Fairly and reasonably related in scale
and kind considering the extent of the
development and because the amount
has been calculated based on the scale of
the development.

1.58

15

Travel Plan Monitoring Fee
Contribution towards the cost of
monitoring compliance with the travel
plan and helping to ensure its success

£1,000

Date first dwelling
is occupied and
£1000 on the
anniversary
thereof for 4 years

Necessary in order to ensure public
transport is promoted and the modal shift
envisaged by the travel plan takes place
pursuant to Core Strategy policies CS1,
CS2, CS15 and CS18, Kent Local
Transport Plan and guidance in the NPPF.
Directly related as the travel plan needs
to be implemented in order to ensure the
development is sustainable.
Fairly and reasonably related in scale
and
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Planning Obligation

Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)
kind considering the extent of the
development and the monitoring to be
carried out.

16

Controlled Parking Zone
Contribution towards the making and
implementation of a traffic regulation
order in order to introduce parking
restrictions for the roads on the site

£10000

Date construction
starts

Necessary in order to protect the
residential amenity of future occupiers and
in the interests of highway safety

1.59

Directly related as the roads will be
available for parking by visitors to
Tenterden
Fairly and reasonably related in scale
and kind considering the extent of the
development
17

Parking
Contribution towards providing and/or
improving parking provision in the area

£70000

Date construction
starts

Necessary in order to protect the
residential amenity of future occupiers and
in the interests of highway safety
Directly related as the roads will be
available for parking by visitors to
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Planning Obligation

Regulation 122 Assessment
Detail

Amount(s)

Trigger Point(s)
Tenterden
Fairly and reasonably related in scale
and kind considering the extent of the
development

18

Monitoring Fee
Contribution towards the Council’s costs
of monitoring compliance with the
agreement or undertaking

£30000

1.60

First payment
Necessary in order to ensure the planning
upon
obligations are complied with.
commencement of
Directly related as only costs arising in
construction
connection with the monitoring of the
development and these planning
obligations are covered.
Fairly and reasonably related in scale
and kind considering the extent of the
development and the obligations to be
monitored.

Notices will have to be served on the Council at the time of the various trigger points in order to aid monitoring. All contributions
to be index linked (normally from the date of the Committee’s resolution) in order to ensure the value is not reduced over time.
The costs, expenses and disbursements of the Council’s Legal and Planning Departments incurred in connection with the
negotiation, preparation and completion of the deed are also payable. The Kent County Council will also require payment of their
legal costs.
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Planning Obligation
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Human Rights Issues
130.

I have also taken into account the human rights issues relevant to this
application. In my view the “Assessment” section above and the
Recommendations below represent an appropriate balance between the
interests and rights of the applicant (to enjoy his 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
131.

In accordance with paragraphs 186 and 187 of the NPPF Ashford Borough
Council (ABC) takes a positive and proactive approach to development
proposals focused on solutions. ABC works with applicants/agents in a
positive and proactive manner as explained in the note to the applicant
included in the recommendation below.

Conclusion
132.

The site is allocated for residential development in the Tenterden & Rural
Sites DPD 2010 under policy TENT1 (indicative 300 units). As set out in the
assessment section the proposals meet the specific requirements of policy
TENT1with the exception of the requirement to provide a 200 space public car
park on the site.

133.

The layout proposed has generous green and open spaces and an attractive
environment. The interface with the countryside to the south is sensitive and
interaction with the streets to the north achieved. Connectivity through the
site is good and connections with the town acceptable. The proposed open
market housing meets the Council’s adopted residential space standards but
the amenity space for flats and FOGs is substandard.

134.

Residential parking standards are met. Access to Smallhythe Road is safe
and adequate sightlines can be achieved in both directions.

135.

The traditional design approach is acceptable but it is imperative that this
follows through to the end product hence the need for some tightly worded
and bespoke conditions to ensure a high design quality can be achieved on
this site. The proposed landscaping as well as retention of important trees
and hedgerows both within and surrounding the site will provide a soft and
attractive feel to the development, particularly when viewed from the south.
Views from the AONB would be very limited and the landscape impact of this
development would not be significant.
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136.

The proposal would not unacceptably impact on the residential amenity of
existing residents and dwellings have been positioned such that there are
appropriate relationships between dwellings within the development.

137.

Subject to conditions and the receipt of amended plans the scheme is
acceptable in highway safety terms and has been properly tracked for refuse
to provide kerb side collection for all units and thus avoiding the need for
unsightly communal bin stores. Parking within the site is to standard but the
200 space car park is not provided for housing number reasons, viability and
due to the capacity currently in town centre car parks.

138.

I am satisfied that SUDS can be achieved on site in a manner compliant with
the Council’s adopted SPD. Ecological impacts can be satisfactorily
mitigated.

139.

The proposal is for 249 units which includes 87 affordable units (35%) but
because of the tenure split proposed is not fully compliant with policy CS13
requirement. As explained in the report it has been demonstrated that whilst
the scheme remains unviable at this provision the applicants are willing to
offer this compromise and I consider this to be acceptable. The development
in terms of amount is policy compliant. The affordable housing is tenure blind
and whilst it could be spread across the development to a greater extent, its
location complies with the Affordable Housing SPD. The housing mix is
varied and accords with Policy CS13.

140.

The scheme does not fully comply with residential space standards in relation
to external amenity space for the flats.

141.

Views of local residents and the Town Council have been sought through
workshops and consultation events with many of the wishes incorporated into
the scheme. The willingness of the applicants to engage with the local
community over an extended period and to respond positively to the majority
of the issues raised by the community is to be commended. The resultant
scheme is a thoughtful and effective response to the difficult proposition of
adding a modern housing development to the ancient town of Tenterden. The
approach adopted to the layout, character areas, housing types and use of
materials is both imaginative and sympathetic and, with appropriate controls
and careful construction, has the ability to deliver a high quality scheme for
the town. However, there are a number of issues around the finer detail that
will be subject to conditions as some of the information has not been
provided. This information is necessary before a final decision can be issued.
Hence the recommendation that any decision is dependent upon their
resolution. The response to conditions and the effectiveness of on site
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supervision during construction will also be critical if the opportunities
suggested by the application are to be realised.
142.

I therefore recommend that planning permission is granted.

Recommendation
(A)

(B)

Subject to
a.

The receipt of additional information and amended plans to
resolve outstanding issues surrounding sustainability, highways,
design and layout.

b.

the applicant first entering into a Section 106 agreement in
respect of planning obligations as detailed in table 1 of this
report, in terms agreeable to the Development Control Manager or
the Strategic Sites and Design Manager in consultation with the
Head of Legal and Democratic Services, with delegated authority
to either the Strategic Sites and Design Manager or the
Development Control Manager to add, delete, or make or approve
changes to the planning obligations and/or planning conditions,
as they see fit, in respect of minor matters, and in consultation
with the Chair of Planning Committee and Portfolio Holder for
Planning and Development in respect of more significant matters;

the Development Control Manager be authorised to Permit

Subject to the following conditions and notes:
Implementation and phasing
1.

The development hereby permitted shall be begun before the expiration of 3
year from the date of this decision.
Reason: To comply with the requirements of Section 91 of the Town and
Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

2.

Prior to the commencement of the development hereby permitted a plan
showing the proposed phasing of the development shall be submitted to and
approved in writing by the Local Planning Authority and unless previously
agreed by the Local Planning Authority the development shall be carried out
in accordance with the agreed phasing
Reason: In the interests of the proper planning of the development.
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3.

Prior to the commencement of each phase of development hereby approved a
programme of works for each phase of the development, confirming the
phases of development and their sequence of implementation, and identifying
within each phase all areas to be developed or landscaped, shall be
submitted to and approved in writing by the Local Planning Authority. Each
phase of the development shall be carried out in accordance with the
approved details and programme unless otherwise agreed in writing by the
Local Planning Authority.
Reason: In the interests of the proper planning of the development.

4.

The open space and replacement wildflower meadow on the southern
boundary of the site shall be constructed and landscaped in accordance with
details previously submitted to and approved in writing by the Local Planning
Authority as part of the first phase of any development on the site.
Reason: To ensure the early replacement of the wildflower meadow and the
provision of open space for the new residents in the early stages of the
scheme in the interests of the amenity of the area and the occupiers of the
new dwellings.

5.

The on site play area shall be constructed and landscaped in accordance with
details previously submitted to and approved in writing by the Local Planning
Authority as part of the first phase of any development on the site. The details
to be submitted shall include future management arrangements
Reason: In the interests of visual amenity and to ensure that the area is
properly maintained

6.

The development shall be carried out in accordance with the plans listed in
the section of this decision notice headed Plans/Documents Approved by this
decision, unless otherwise agreed by the Local Planning Authority.
Reason: To ensure the development is carried out in accordance with the
approval and to ensure the quality of development indicated on the approved
plans is achieved in practice.

Appearance and External Detailing
7.

Prior to the commencement of the development hereby permitted within each
phase identified by the phased programme of works approved by the Local
Planning Authority pursuant to Condition 2, written details including
source/manufacturer of, and samples of bricks, tiles and cladding materials to
be used externally for each such phase shall be submitted to and approved in
writing by the Local Planning Authority. The development within each phase
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shall be carried out only using the approved external materials relating to the
relevant phase unless otherwise agreed by the Local Planning Authority in
writing.
Reason: In the interests of visual amenity and to ensure that the high quality
detailing is secured.
8.

Prior to the commencement of the development hereby permitted (with the
exception of archaeological or preliminary site investigations)within each
phase identified by the phased programme of works approved by the Local
Planning Authority pursuant to Condition 2; the following details in so far they
relate to the buildings/structures to be constructed within each such phase
shall be submitted to and approved by the Local Planning Authority in writing:The details pursuant to a) shall include:
(a)

1:20 sectional details through: window reveals and cills; eaves, fascias,
soffits and barge boards; ridge, bays and dormer windows and
decorative brickwork

(b)

1:20 vertical and horizontal sections through windows

(c)

1:20 sectional details through porches, entrance canopies and
supporting brackets(including materials and finish, details of any
supporting posts and related brick plinths and roofing materials)

(d)

1:20 details of any architectural features on the buildings including
decorative hanging tiles, corbelling dentil courses and similar

(e)

1:100 sectional details to show the internal ceiling heights of the
dwellings.

(f)

Details of rainwater goods, balconies, including final colour finish

(g)

1:50 scale and sections sufficient to identify all external gas and
electricity meters, their colour and the relationship of such meters to
proposed adjacent ground levels whether hard or soft landscaped

(h)

Details of any other external fittings to dwellings and their locations
(including aerials, dishes and amenity lighting)

(i)

The location, height and design of any brick boundary wall, pier and
coping

(j)

The location and height of all proposed fences and gates including
style, materials, detailing and final finish colour
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(k)

Details of any proposed extract vents and flues

(l)

Precise details of type of render and the location of all render
expansion joints and means of preventing water run off onto the
rendered surface

(m)

Details of over gutter roof ventilation

(n)

Details of external storage areas

Thereafter, all dwellings buildings and structures within each phase to which
the details of construction (a) – (n) inclusive relate shall be constructed in
accordance with the details of (a) – (n) inclusive as approved by the Local
Planning Authority in writing relating to the relevant phase unless otherwise
approved by the Local Planning Authority in writing.
Once constructed all dwellings buildings and structures within each phase to
which the details of construction (a) – (n) inclusive relate shall not be altered
in so far as this would entail altering or removing any of the details of
construction (a) – (n) (inclusive) as approved by the Local Planning Authority
and relating to the relevant phase unless the Local Planning Authority
approve otherwise in writing.
Reason: Further details are required in order to

9.

a)

ensure that the external fine detail of dwellings and buildings/structures
is of a high design quality

b)

the development complies with adopted space standards,

c)

to ensure that the completed development is of a quality sufficient to
preserve and enhance the adjoining Conservation Area and,

d)

in the interests of visual amenity.

Prior to the commencement of any superstructure works (i.e. damp proof
course and above) for any of the buildings in a phase as agreed under
condition 2, the relevant phase a control structure shall be constructed on
each phase of the site. This structure shall include examples of the typical
details approved under condition 08 for each of the dwelling types proposed
on the phase sufficient to act as a reference point for the details that shall
then be incorporated into the dwellings and structures on the site.
Reason: To ensure that the development meets the standard of high quality
design purported in the Design and Access Statement and supported
throughout the consultation process.
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10.

No flues, vents, grilles or meter boxes shall be installed on the elevation of
any of the dwellings which front a highway or public space without the prior
written consent of the Local Planning Authority.
Reason: In the interest of visual amenity.

11.

The windows to front elevations of house types W5-2.5-H(A,B,C,D), W-4-2.5H (A,B,C,E,F), W4-2-H(A,B), W4-2-C(A), W3-2-H(A,A1,A2,B,D), N4-2.5H(A,B,B1,B2) and N3-2-H(A,B) hall be operational and functioning sliding
sash windows and these shall not be changed to alternative functioning /
opening windows without the prior written approval of the Local Planning
Authority.
Reason: In the interests of visual amenity and to ensure a high quality
development.

12.

The windows and frames of all of the dwellings hereby approved shall be
constructed from timber. Notwithstanding the provisions of the Town and
Country Planning (General Permitted Development) Order 1995 (as
amended) these shall not be altered without the prior written approval of the
Local Planning Authority.
Reason: In the interests of visual amenity and to ensure a high quality
development.

13.

Prior to the commencement of the development hereby permitted within each
phase identified in the phased programme of works approved by the Local
Planning Authority pursuant to Condition 2, precise details of all boundary
treatment for each such phase shall be submitted to and approved by the
Local Planning Authority in writing. The details of all front boundaries for that
phase shall be designed in accordance with the strategy set out on page 31 of
the Design and Access Statement ‘Front Boundaries’, dated May 2014.
The details shall include:
(a)

A boundary plan at 1:100 scale for that phase showing the locations of
all boundary treatment;

(b)

The precise details of all boundary treatment including 1:10 and 1:20
scale drawings and cross sections of walls; fences and railings.

Reason: In the interests of the visual amenity of the development to ensure
that the boundary treatment is appropriate to that phase of the development;
re-inforcing character and helping to achieve richness and variety.
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14.

Prior to the commencement of the development hereby permitted within each
phase identified in the phased programme of works approved by the Local
Planning Authority pursuant to Condition 2, precise details of all hard
landscaping used in the public realm for each such phase shall be submitted
to and approved by the Local Planning Authority in writing. The details of hard
landscaping for that phase shall be provided in accordance with the strategy
set out on pages 46-48 of the Design and Access Statement ‘Hard Landscape
Strategy’; ‘Hard Landscape Materials Schedule’ and ‘Hard Landscape
Materials Palette’’, dated May 2014, and amended
The details shall include:
(a)

A coloured up plan at 1:100 scale for that phase showing details of
hard landscaping;

(b)

Written details of materials, including source/manufacturer of, and
samples of block paving, setts; kerbs; flag paving and coloured
surfacing to be used in the surface treatment.

Reason: In the interests of the visual amenity of the development to ensure
that the hard landscaping is appropriate to that phase of the development;
reinforcing character and helping to achieve richness and variety.
Public Realm and Lighting
15.

Prior to the commencement of the development hereby permitted within each
phase identified in the phased programme of works approved by the Local
Planning Authority pursuant to Condition 2, precise details of all external
lighting including street lighting and building lighting for each such phase shall
be submitted to and approved by the Local Planning Authority in writing. The
details of all external lighting including street lighting and building lighting for
that phase shall be designed in accordance with the strategy and mitigation
set out in the Illumination Impact Profile – Land at Tenterden, Kent by Hoare
Lea Lighting (16-1602199-150514-Lg-Tenterden Iip-01 P2 ) dated May 2014
The details shall include:
(a)

The locations of all external lighting

(b)

Precise details of the fixtures to be used

(c)

The hours of operation of all external lighting within the relevant phase

All external lighting including street lighting and building lighting within each
phase shall be implemented in accordance with the details approved by the
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Local Planning Authority for the relevant phase unless otherwise agreed by
the Local Planning Authority in writing.
Reason: In the interests of the visual amenity of the development to limit the
impact of lighting on sensitive local receptors, light emanating from the
scheme and to comply with the adopted Dark Skies SPD 2014
16.

(a)

Notwithstanding the provisions of the Town and Country Planning
General Permitted Development) Order 1995 (as amended) or any
other Order or any subsequent Order revoking or re-enacting that
Order, no street name signage shall be installed within any public
highway land unless otherwise agreed to in writing by the Local
Planning Authority.

(b)

No dwelling hereby permitted shall be occupied unless and until a
scheme for the provision of all street name signs (whether they are
within public highway land or not) for the phase identified by the
phased programme of works approved by the Local Planning Authority
pursuant to Condition 2 within which that dwelling is situated has been
submitted to and agreed by the Local Planning Authority in writing (in
consultation with Kent Highway Services). Such scheme shall comprise
of the following:-

(c)

(i)

Details of the location of all street name signs for the streets
within and servicing the relevant phase;

(ii)

Details of the precise positioning of street name signs to be
attached to the elevations of buildings through submission of a
1:100 scale drawing within the relevant phase;

(iii)

Details of vandal proof fixings for street name signs shown as
being affixed to perimeter railings within the relevant phase;

(iv)

Copies of the easements to be granted to the Local Planning
Authority in relation to the locations within the relevant phase
where street name signs are to be affixed to railings to facilitate
the initial installation and periodic maintenance of such signs by
the local authority.

The scheme for the provision of street name signage within the
relevant phase shall be implemented (including the grant of easements
as referred to in b) iv) above) as approved by the Local Planning
Authority prior to the occupation of any dwelling within the relevant
phase unless otherwise approved by the Local Planning Authority in
writing. Thereafter such street name signage shall be retained unless
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otherwise agreed by the Local Planning Authority in writing.
Reason: In order to de-clutter and improve the visual appearance of the
public realm and to help limit damage to street name signs generally with
attendant implications for long term maintenance at public expense.
17.

Prior to the occupation of the dwellings on plots 28 – 34 the bollards shown on
plan 5654U/002-A and measures to prevent supermarket shopping trolleys
being brought onto the site from the adjoining supermarket shall be have been
provided in accordance with details previously submitted to and approved by
the Local Planning Authority in writing. The bollards shall thereafter be
retained in place and maintained in accordance with the approved details
unless otherwise agreed in writing by the Local Planning Authority.
Reason: In the interests of highway safety and the visual amenity of the
area.

18.

Prior to the occupation of the opening of the road in front of plots 76-81 on
plan dwellings shown on plan 5654U/002_A a vehicular barrier shall have
been provided in accordance with details previously submitted to and
approved by the Local Planning Authority in writing. The barrier shall
thereafter be retained in place and maintained in accordance with the
approved details unless otherwise agreed in writing by the Local Planning
Authority.
Reason: In the interests of highway safety and the visual amenity of the area

19.

Prior to first occupation of each phase of the development, details of the
Controlled Parking Zone shall be submitted to and agreed in writing by the
Local Planning Authority. These details shall include any signs, lines and any
other highway apparatus associated with the CPZ, and their siting within that
phase of the development. The CPZ shall be implemented in accordance with
these details unless otherwise agreed by the Local Planning Authority in
writing.
Reason: To ensure that streets remain free of clutter in the interests of visual
amenity.

20.

Within 6 months of the commencement of the development hereby permitted
details of public art to be provided within the development shall be submitted to
and approved in writing by the Local Planning Authority in the form of a “Public
Art Brief”.
Such Public Art Brief shall include:
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a)

details of proposed public engagement with the production of the
artwork to be provided

b)

details of the location type and form of such public art,

c)

a timetable for the manufacture and installation of the public art within
the development, and;

d)

details of the arrangements for the ongoing maintenance thereof.

The public art shall be implemented retained and maintained in accordance
with the details approved by the Local Planning Authority unless otherwise
agreed by the Local Authority in writing.
Reason: In the interests of ensuring the most appropriate locations for public
art are secured in the interests of good planning and urban design.
Refuse and recycling
21.

Prior to the commencement of the development hereby permitted within each
phase identified in the phased programme of works approved by the Local
Planning Authority pursuant to Condition 2, full details of facilities to
accommodate the storage of refuse and material for recycling for each
dwelling and its collection by refuse vehicles shall be submitted to and
approved by the Local Planning Authority in writing. The approved details
shall be implemented before the occupation of each dwelling to which they
relate. Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) Order 1995, or any other Order or any
subsequent Order revoking or re-enacting that Order, no development shall
be carried out to preclude the availability or use of these facilities.
Reason: To ensure satisfactory arrangements are put in place and retained in
perpetuity for the collection and storage of refuse and recycling

Landscaping and Trees
22.

Prior to the commencement of the development hereby permitted within each
phase identified in the phased programme of works approved by the Local
Planning Authority pursuant to Condition 2, full details of a hard and soft
landscaping scheme for each phase (which may include entirely new planting,
retention of existing planting or a combination of both) shall be submitted to
and approved in writing by the Local Planning Authority.
Reason: In order to protect and enhance the amenity of the area.
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23.

All hard and soft landscape works approved under condition 22 shall be
carried out in accordance with the approved details. For each phase works
shall be carried out prior to the occupation of any part of the relevant phase of
the development or in accordance with a programme previously agreed in
writing with the Local Planning Authority.

24.

Any trees or plants whether new or retained which within a period of 5 years
from the completion of the development die, are removed or become seriously
damaged or diseased shall be replaced in the next planting season with
others of similar size and species, unless the Local Planning Authority gives
written consent to any variation.
Reason: In the interests of the amenity of the area.

25.

The planting details submitted for the phase which includes the southern
boundary (Green Edge) of the site shall include provision for a new boundary
treatment comprising native hedgerow and native hedgerow trees. The
approved details shall then be carried out in in accordance with the
requirements of condition 20
Reason: To ensure an appropriate boundary treatment at the southern edge
of the developed part of town and in the interests of the amenity of the area.

26.

Prior to the soft landscaping works approved under condition 22 being
commenced a ‘soft landscaping implementation notice’ shall have been
served on the Local Planning Authority in writing stating the date of
commencement of landscaping works relating to that phase and the
anticipated date of completion of the soft landscaping works within the
relevant planting season.
Within 10 working days of the completion of the approved soft landscaping
works other than for street trees a ‘soft landscaping completion notice’ shall
have been served on the Local Planning Authority in writing in respect of the
relevant phase. Such notice shall identify that phase by reference to a plan
and state the date on which the plot landscaping works were considered as
being completed in accordance with Condition 22
Reason: To enable the local planning authority to monitor soft landscaping
works for compliance with the approved soft landscaping details

27.

All existing hedges or hedgerows shall be retained, unless shown on the
approved drawings as being removed. All hedges and hedgerows on and
immediately adjoining the site shall be protected from damage for the duration
of works on the site. Any parts of hedges or hedgerows removed without the
Local Planning Authority’s prior written consent or which die or become, in the

1.72

Ashford Borough Council - Report of Development Control Manager
Planning Committee 20 October 2014
___________________________________________________________________
opinion of the Local Planning Authority, seriously diseased or otherwise
damaged within five years following the final landscaping plot completion
notice for each phase shall be replaced as soon as is reasonably practicable
and, in any case, by not later than the end of the first available planting
season, with plants of such size and species and in such positions as may be
agreed in writing with the Local Planning Authority.
Reason: To ensure the continuity of amenity afforded by existing hedges or
hedgerows.
28.

The proposed ponds shown on plan 5654U/002_A shall be constructed in
accordance with details to be submitted to and approved in writing by the local
planning authority prior to the commencement of the relevant phases of
development.
The scheme shall include the following features:
•

Native plant species of local provenance

•

New roads around the pond should have small/dropped curbs to allow
safe passage of amphibians

•

Tree protection measures

•

Levels

Reason: To ensure that the proposed ponds are developed in a way that
contributes to the nature conservation value of the site in accordance with
national planning policy by providing suitable habitats for wildlife.
29.

Prior to the occupation of 100 dwellings on the site or the Recreation Ground
Road access to the site having been brought into use whichever is the
sooner, the landscaping proposals shown on plan 25638-001-040 D shall
have been implemented in accordance with details that shall have been
previously submitted to and approved in writing by the Local Planning
Authority. Any trees or plants whether new or retained which within a period
of 5 years from the completion of the development die, are removed or
become seriously damaged or diseased shall be replaced in the next planting
season with others of similar size and species, unless the Local Planning
Authority gives written consent to any variation.
Reason: In the interests of the amenity of the area and to help assimilate the
development into the area.
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30.

In this condition a “retained tree or shrub” is an existing tree or shrub which is
to be retained in accordance with the approved plans and particulars; and
paragraphs (a) and (b) below shall have effect until the expiration of 5 years
from the date of first occupation of each phase
a)

No retained tree or shrub shall be cut down, uprooted or destroyed, nor
shall any retained tree be pruned in any manner, be it branches, stems
or roots, other than in accordance with the approved plans and
particulars, without the prior written approval of the LPA. All trees
works shall be carried out in accordance with BS3998
Recommendations for Tree Work).

b)

If any retained tree or shrub is cut down, uprooted, destroyed or dies,
another tree shall be planted at the same place and that tree shall be of
such size and species, and shall be planted at such time, as may be
specified in writing by the LPA.

Reason: Pursuant to Section 197 of the Town and Country Planning Act 1990
and to protect and enhance the appearance and character of the site and
locality.
31.

All trees planted shall be protected against stock and rabbits when planted in
accordance with details that shall have been previously agreed with the Local
Planning Authority and such protection shall be maintained at all times.
Reason: In the interests of good forestry and amenity.

32.

No cutting operations shall be carried out between 31 March and 31 August in
any year.
Reason: In the interests of good forestry and to protect wildlife to accord with
the requirements of the Wildlife and Countryside Act 1981.

33.

A landscape management plan for the replacement wildflower meadow,
including long term design objectives, management responsibilities and
maintenance schedules, shall be submitted to and approved in writing by the
Local Planning Authority prior to the occupation of Phase 1 of the
development. The landscape management plan shall be carried out as
approved unless previously agreed otherwise in writing by the Local Planning
Authority.
Reason: To ensure the new landscaped areas are properly maintained in the
interest of the amenity of the area.
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34.

A landscape management plan relating to each phase of the development,
including long term design objectives, management responsibilities and
maintenance schedules for all landscape areas and public footpaths, other
than small, privately owned, domestic gardens, shall be submitted to and
approved in writing by the Local Planning Authority prior to the occupation of
that phase of the development The landscape management plan shall be
carried out as approved unless previously agreed otherwise in writing by the
Local Planning Authority.
Reason: To ensure the new landscaped areas are properly maintained in the
interest of the amenity of the area

35.

Prior to the commencement of the Three Fields Character Area as shown on
page 28 of the Design and Access Statement dated May 2014 of the
development, a detailed survey relating to the proposed path layout within the
TPO woodland shall be submitted to and approved in writing by the Local
Planning Authority. The survey shall include the precise position as well as
condition of the trees within the area as well as identifying trees that are to be
removed and construction method of the paths to ensure that the retained
trees are not harmed. The development shall then be carried out in
accordance with the approved details.
Reason: Pursuant to Section 197 of the Town and Country Planning Act 1990
and to protect and enhance the appearance and character of the site and
locality.

36.

Prior to the development of each phase, a public realm study of the key
junctions and typical road sections of that phase shall be submitted to and
approved in writing by the Local Planning Authority.
The study shall include, but not limited to the following:
•

How anti-social parking can be self-managed;

•

Surface treatments;

•

Delineation of spaces;

•

Delineation of controlled parking areas,

•

Street planting (location and species); and

•

Swept path analysis.

The detailed design of the public realm shall then be carried out in
accordance with the details approved under this condition and the full design
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submitted to and approved in writing by the Local Planning Authority prior to
the occupation of any dwelling on that phase. The approved design shall
subsequently be implemented in accordance with the approved details.
Reason: To ensure that a high standard of urban design is delivered
37.

No trenches for underground services or foundations shall be commenced
under the canopies of trees which are identified on the approved plans as
being retained and within 5 metres of any hedgerows also shown to be
retained without the prior written consent of the Local Planning Authority. Any
trenches for underground services should be in accordance with the current
NJUG guidelines.
Reason: To prevent damage to trees and hedgerows on the site.

38.

Prior to the commencement of the development hereby permitted within each
phase identified by the phased programme of works approved by the Local
Planning Authority pursuant to Condition 2, details of final levels for each
phase of the development including slab levels of the buildings, road levels
the levels of planted areas, full plan and cross-section details of any proposed
earthworks have been submitted to and approved in writing by the Local
Planning Authority.
These details shall include any proposed grading and mounding of land areas
and full details of existing and final levels throughout the development also
showing the levels of the proposed development in relation to the existing
ground levels of the properties along Bridewell Lane and Six Fields Path.
The development shall then only be carried out in accordance with the
approved details.
Reason: In the interests of visual amenity of the surrounding area

Ecology
39.

Prior to the commencement of the development details of a scheme for the
protection and enhancement of biodiversity, including bat & bird boxes, use of
native species in landscaping and incorporation of features beneficial to
wildlife wherever possible within and around the perimeter of the site, together
with details of the timing/phasing of the respective elements forming the
scheme and proposed management arrangements, shall be submitted to and
approved in writing by the Local Planning Authority. The approved scheme
shall be fully implemented prior to the occupation of the final dwelling on the
site and thereafter maintained.
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Reason: In order to ensure the development builds in opportunities for
beneficial biodiversity as part of good design.
40.

Prior to the commencement of development herpatile exclusion fencing shall
be erected around the perimeter of the site in accordance with details
previously submitted to and approve in writing by the Local Planning
Authority. The fencing shall thereafter be retained as an effective barrier
preventing herpatiles from entering the site and shall remain in situ until the
completion of the development.
Reason: To ensure that European and UK protected species are not harmed
as a result of the development.

41.

Prior to the commencement of any works that might affect Great Crested
Newts or their habitat, a detailed mitigation strategy shall be submitted to, and
approved in writing by the Local Planning Authority. All works shall then
proceed in accordance with the approved strategy with any amendments
agreed by the LPA in writing.
Reason: To ensure adequate protection of and mitigation of the effects of the
development on GCNs which are a European Protected Species.

42.

Prior to the commencement of any works that might affect Badgers or their
habitat; a detailed mitigation strategy shall be submitted to, and approved in
writing by the Local Planning Authority. All works shall then proceed in
accordance with the approved strategy with any amendments agreed by the
LPA in writing.
Reason: To ensure adequate protection of and mitigation of the effects of the
development on Badgers which are a European Protected Species.

43.

The development shall be carried out in accordance with the summary and
conclusions relating to protected species in the Ecological Assessment by
Ecology Solutions Ltd May 2014.
Reason: To ensure that European and UK protected species are not harmed
as a result of the development.

Highways and Parking
44.

The areas shown on the approved plans as vehicle parking space, garages
and turning areas shall be provided, surfaced and drained in accordance with
details previously submitted to and approved in writing by the Local Planning
Authority before the occupation of the dwelling/s to which they relate, and
shall be retained for the use of the occupiers of, and visitors to, the
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development, and no permanent development, whether or not permitted by
the Town and Country Planning (General Permitted Development) Order 1995
(or any Order revoking and/or amending and/or re-enacting that Order), shall
be carried out on those areas of land so shown or in such a position as to
preclude vehicular access to those parking spaces and turning areas.
Reason: Development without provision of adequate accommodation for the
parking of vehicles is likely to lead to parking inconvenient to other road users.
45.

The vehicle turning areas hereby approved shall be provided prior to the
phase of the development to which they relate being occupied or brought into
use and thereafter the area shall be retained available for this purpose.
Reason: So that vehicles may enter and leave the site in a forward gear in
the interests of highway safety.

46.

Prior to the commencement of the development hereby permitted within each
phase identified by the phased programme of works approved by the Local
Planning Authority pursuant to Condition 2 details of the construction of any
non-adopted private roads which are to be accessed by a refuse vehicles
shall be submitted to and approved in writing by the Local Planning Authority.
The details shall be In accordance with paragraphs 9.1 and 9.1.1 of Ashford
Borough Council’s document “Land adoption and public service provision in
Ashford- a guide for developers”. The relevant non-adopted roads shall then
be constructed and maintained in accordance with the approved details.
Reason: In order to allow refuse vehicles to be operated in this location.

47. (a)

Before the first occupation of each and every dwelling hereby permitted
the following works between each dwelling and the nearest
carriageway shall be completed as follows:
i.

Footways and/or footpaths shall be completed, with the
exception of the wearing course;

ii.

Carriageways shall be completed, with the exception of the
wearing course, including the provision of a turning facility
beyond the dwelling together with related:
(1)

highway drainage, including off-site works,

(2)

junction visibility splays,

(3)

street lighting, street nameplates and highway structures
if any.

1.78

Ashford Borough Council - Report of Development Control Manager
Planning Committee 20 October 2014
___________________________________________________________________
(b)

The final wearing course shall be applied within one year of the final
dwelling of each phase being occupied.

Reason: In the interests of highway safety.Pedestrian visibility splays 2 m x
2 m with no obstruction over 0.6 m above the access footway level shall be
provided prior to the first use of each access to which it relates is brought into
use. The visibility splays shall be subsequently maintained free of
obstruction.
Reason: In the interests of highway safety.
48.

The bicycle storage facilities approved on plan 5654U/002_A shall be
provided prior to the occupation of any part of the development hereby
approved which they serve and shall thereafter be retained unless otherwise
agreed in writing by the Local Planning Authority.
Reason: To ensure the provision and retention of adequate off-street parking
facilities for bicycles in the interests of highway safety.

49.

The pedestrian routes into the site from Bells Lane, Recreation Ground Road
and Smallhythe Road shall be retained in perpetuity and no permanent
development, whether or not permitted by the Town and Country Planning
(General Permitted Development) Order 1995 (or any Order revoking and reenacting that Order), shall be carried out so as to preclude use of the routes
by pedestrians.
Reason: In order to provide greater connectivity between the site and its
surroundings for pedestrians pursuant to Tenterden and Rural Sites DPD
policy TENT1.

50.

Prior to the commencement of any development of the area immediately
south of the Leisure Centre (Plots 1-50 on plan 5654U/002_A) details of the
pedestrian connection between the highway within the site and Sandy Lane
shall be submitted to and approved in writing by the Local Planning Authority
and the approved details shall be implemented and available for use before
any of the dwellings on plots 1-50 are occupied.
Reason: To ensure adequate connection to the existing pedestrian network
in the interests of the existing community and the future residents of the
development.

51.

No more than 50 dwellings on the site which are accessed from a single
access from the existing highway shall be occupied unless and until
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a)

An appropriate alternative emergency access has been provided in
accordance with details previously agreed in writing by the Local
Planning Authority in consultation with the Highway Authority and the
Fire & Rescue Service.

Reason: To minimise the risk of the emergency services being able to
access an emergency and to ensure adequate provision is made for the new
residents in the event of an emergency
52.

No more than 100 dwellings on the site shall be occupied unless and until
a)

The highway connection between Recreation Ground Road and
Smallhythe Road shown on plan 5654U/002_A has been constructed
and is available for use by the general public in accordance with details
previously submitted to and approved by the Local Planning Authority
in consultation with the highway Authority.

b)

The highway improvements to Recreation Ground Road shown on plan
25638-001-040 D shall have been implemented in accordance with
details that shall have been previously submitted to and approved in
writing by the Local Planning Authority.

c)

The car parking, access and turning areas to the west south west and
the parking area to the east north east of the Tenterden Leisure Centre
have been reorganised and extended in accordance with the layout
shown on plan 5654U/002_A and construction details which shall have
been previously submitted to and approved in writing by the Local
Planning Authority.

Reason: In the interest of highway and pedestrian safety and to ensure the
development is integrated with the town centre and accessible by sustainable
modes of transport.
53.

No dwellings shall be occupied on the site unless and until arrangements
have been made with KCC for the re-phasing of the East and West Cross in
accordance with details that have previously been submitted to and approved
by the Local Planning Authority in writing in consultation with Kent Highways
and Transportation.
Reason: To accommodate the additional traffic generated by the
development and in the interests of highway safety and convenience. #

54.

No dwellings shall be occupied from Smallhythe Road until the footway from
the Tesco site entrance to the southern junction has been widened to 2m.
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Reason: In order to provide suitable pedestrian facilities along Smallhythe
Road in the interests of highway safety.
55.

Prior to the erection of plots 43-61the existing Public Right of Way AB32 shall
have been diverted and be available for public use in accordance with any
approved diversion order to be granted by KCC and shall thereafter be
retained in situ and free from obstruction in perpetuity
Reason: In the interests of preserving the amenity of its users and the
functioning of the countryside.

Construction
56.

Prior to the commencement of each phase of the development a Code of
Construction Practice shall be submitted to and approved in writing by the
Local Planning Authority. The construction of each phase of the development
shall then be carried out in accordance with the approved Code of
Construction Practice and BS5228 Noise Vibration and Control on
Construction and Open Sites and the Control of dust from construction sites
(BRE DTi Feb 2003) unless previously agreed in writing by the Local Planning
Authority.
The Code shall include:
a)

An indicative programme for carrying out the works;

b)

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

c)

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

d)

Maximum noise levels expected 1 metre from the affected façade of
any residential unit adjacent to the site(s);

e)

Design and provision of site hoardings;

f)

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

g)

Provision of off and road parking for all site operatives and the
management arrangements to ensure these areas are used and
operatives vehicles are not parked on surrounding streets;
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h)

Measures to prevent the transfer of mud and extraneous material onto
the public highway and the removal of any material which is
subsequently transferred to the public highway;

i)

Measures to manage the production of waste and to maximise the reuse of materials;

j)

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

k)

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

l)

The location of temporary vehicle access points to the site(s) during the
construction works;

m)

The arrangements for public consultation and liaison during the
construction works.

Reason: To protect the amenity of local residents during and following
development in accordance with Policy EN1 of the Local Plan.
57.

Underground ducts shall be installed before any of the buildings hereby
permitted are occupied, to enable telephone services, electricity services and
communal television services to be connected to any premises within the
application site without recourse to the erection of distribution poles and
overhead lines and notwithstanding the provisions of Article 3(1) of the Town
and Country Planning (General Permitted Development) Order 1995 or any
other Order or any subsequent Order revoking or re-enacting that Order no
distribution pole or overhead line within the application site shall be erected
without the express consent of the Local Planning Authority.
Reason: In the interests of visual amenity.

58.

All footpaths shown on approved plan 5654U/002_A shall be surfaced with
materials details of which shall previously be submitted to and approved in
writing by the Local Planning Authority. The paths shall then be constructed in
accordance with the approved details. All footpaths shall be completed and
available for use prior to the occupation of the dwelling(s) to which it relates.
All footpaths shall be completed in accordance with the approved details prior
to the occupation of the final unit on the site and thereafter shall be kept open
to the public at all times.
Reason: In the interests of public safety, convenience and amenity and to
ensure the satisfactory completion of the approved layout for the site.
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Drainage – Foul and Surface Water
59.

Prior to the occupation of each building forming part of the development
hereby approved the works for the disposal of sewage serving that building
shall be provided on the site in accordance with details previously submitted
to and approved by the Local Planning Authority in writing unless otherwise
agreed in writing by the Local Planning Authority.
Reason: To ensure proper sewage disposal and avoid pollution of the
surrounding area.

60.

No dwelling shall be occupied until information has been submitted to the
Local Planning Authority which confirms that adequate capacity has been
provided off site to serve the development. This information shall include
corroboration of the adequacy of the capacity from Southern Water.
Reason: To avoid pollution of the surrounding area.

61.

Prior to the occupation of units 18 – 27 shown on plan 5654U/002_A The
drainage connections shown on plan 25638/004/001G shall have been
installed in accordance with details previously submitted to and approved by
the Local Planning Authority.
Reason: To improve the drainage capacity in this part of the town and in the
interests of the amenity of the occupiers of adjoining dwellings.

62.

Prior to the commencement of each phase as identified in the phased
programme of works approved by the Local Planning Authority pursuant to
Condition 2 plans and particulars of a sustainable drainage system (including
the details set out below) for the disposal of the surface water for each such
phase shall be submitted to and approved by the Local Planning Authority in
writing.
The submitted system shall comprise of measures to retain or store surface
water on-site or within the immediate area in a way which is appropriate to the
relevant phase’s location, topography, hydrogeology and hydrology.
The submitted system shall be designed to:
(a)

avoid any increase in flood risk,

(b)

avoid any adverse impact on water quality,

(c)

achieve a reduction in the run-off rate in accordance with the Ashford
Borough Council Sustainable Drainage SPD document, adopted
October 2010,
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(d)

promote biodiversity,

(e)

enhance the landscape,

(f)

improve public amenities,

(g)

return the water to the natural drainage system as near to the source
as possible and

(h)

operate both during construction of the development and postcompletion.

The submitted details shall include identification of the proposed discharge
points from the system, a timetable for provision of the system and
arrangements for its future maintenance (in particular the type and frequency
of maintenance and responsibility for maintenance).
The system for the disposal of surface water within each phase shall be
provided in accordance with the details and timetable approved by the Local
Planning Authority in writing in relation to the relevant phase. Once provided
the system shall be maintained in accordance with the details approved by the
Local Planning authority in writing and shall be retained in working order until
such time as the relevant phase ceases to be in use. If the proposed surface
water discharge point is to be the existing public sewer the applicant must
provide written confirmation from Southern Water (or successor undertaker) of
their agreement to the proposals.
Reason: In order to reduce the impact of the development on flooding,
manage run-off flow rates, protect water quality and improve biodiversity and
the appearance of the development pursuant to Core Strategy Policy CS20
Sustainable Drainage.
63.

Prior to the commencement of each phase of the development hereby
permitted the following details shall be submitted to and approved by the
Local Planning Authority in writing in respect of each phase:
(a)

Surface water drainage plan for within that phase clearly indicating
channels, pipes, culverts, ponds, hydraulic controls and any other
drainage features.

(b)

Drainage calculations to demonstrate capacity of swales and other
drainage features for 1 in 30 year rainfall event and 1 in 100 rainfall
event with consideration of climate change.
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(c)

Drainage calculations to support the determination of the release rates
and specification of release rates at each outfall.

(d)

Cross-sectional and longitudinal information of pipes, culverts and
swales indicating the relationship with the highway, including and not
limited to invert and cover levels.

(e)

Further information on proposed maintenance regimes for vegetated
areas in relation to drainage features which have the potential to
impact the highway.

Thereafter the development within the relevant phase shall be implemented in
accordance with the approved details relating to that area of use unless
otherwise agreed by the Local Planning Authority in writing
Reason: In the interests of highway safety and drainage
64.

Prior to the commencement of each phase of the residential development
hereby approved details of the location and type of rainwater butts to be
installed on each dwellings shall be submitted to and approved in writing by
the Local Planning Authority and thereafter provided and connected to a
rainwater downpipe. The rainwater butts shall thereafter be retained.
Reason: To allow for the storage of rainwater on site for watering of soft
landscaping and thereby reduce the demand for mains water on site

Removal of Permitted development under the Town and Country Planning
(General Permitted Development) Order 1995 (as amended)
65.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (as amended) or any other Order or any
subsequent Order revoking or re-enacting that Order, the attached and
detached car barns shown on plan 5654U/002_A shall be provided in
accordance with the detailing shown on the approved plans and shall not be
further altered through the addition of further doors or internal structures/
obstructions without the prior permission of the Local Planning Authority in
writing.
Reason: To ensure that the covered space is retained available for the
storage of a vehicle when not in use in order to prevent the displacement of
car parking and subsequent inappropriate car parking.

66.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (as amended) or any other Order or any
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subsequent Order revoking or re-enacting that Order, no additional structural
posts boundary fences or walls shall be created within the approved car barns
or parking areas below residential accommodation without the prior
permission of the Local Planning Authority.
Reason: Additional structural posts have the capacity to obstruct the opening
of vehicle doors and bring the minimum internal dimension below that forming
Council SPD policy.
67.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 1995 (as amended) or any other Order
or any subsequent Order revoking or re-enacting that Order, no development
shall be carried out within Class A of Part 1, Class A of Part 2 and Part 40 of
Schedule 2 of that Order (or any Order revoking and re-enacting that Order),
without prior approval of the Local Planning Authority.
Reason: To ensure against inappropriate extensions being created to homes
and thus protect character and amenities of the locality and in the interests of
visual amenity.

68.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any Order revoking and re-enacting
that Order), no windows, or similar openings shall be constructed in the first
floor of the south elevation of plots TW28, TW92, WSL97, the first floor of the
west elevation of plots TW99 and WSL18 and the first and second floor of the
south west elevation of plot WSL39, other than as hereby approved without
the prior written consent of the Local Planning Authority.
Reason: In the interests of the amenity of occupants of the adjoining property
in accordance with Policy EN1 of the Local Plan.

69.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (as amended) or any other Order or any
subsequent Order revoking or re-enacting that Order, shall be occupied as
single dwelling houses hereby Use Class C3 of the Town and Country
Planning Use Classes Order 1987 as amended.
Reason: To ensure that car parking provided within the development remains
adequate to meet the needs of the future occupiers of the development

Archaeology
70.

No development shall take place until the applicant, or their agents or
successors in title, has secured the implementation of a programme of historic
landscape survey relating to each phase of the development in accordance

1.86

Ashford Borough Council - Report of Development Control Manager
Planning Committee 20 October 2014
___________________________________________________________________
with a written specification and timetable which has been submitted to and
approved in writing by the Local Planning Authority.
Reason: To ensure that features of archaeological interest are properly
examined and recorded.
71.

The applicant, or their agents or successors in title, will secure the retention,
integration and conservation of specific historic landscape features in
accordance with a written specification and timetable relating to each phase of
the development which has been submitted to and approved in writing by the
Local Planning Authority prior to the commencement of each phase of the
development.
Reason: To ensure that features of historic landscape interest are properly
conserved.

72.

No development shall take place until the applicant, or their agents or
successors in title, has secured the implementation of archaeological field
evaluation works in accordance with a specification and written timetable
relating to each phase of the development which has previously been submitted
to and approved in writing by the Local Planning Authority.
Following on from the evaluation any safeguarding measures to ensure
preservation in situ of important archaeological remains and/or further
archaeological investigation and recording shall be carried out in accordance
with a specification and timetable relating to the relevant phase of the
development which has been previously been submitted to and approved in
writing by the Local Planning Authority.
Reason: To ensure appropriate assessment of the archaeological implications
of any development proposals and the subsequent mitigation of adverse
impacts through preservation in situ or by record.

73.

The applicant, or their agents or successors in title, will implement a
programme of heritage interpretation measures relating to each phase of the
development in accordance with a written specification and timetable which
has been submitted to and approved in writing by the Local Planning
Authority.
Reason: To ensure that appropriate conservation and interpretation of the
heritage assets within the application site is achieved and that information on the
assets is publically accessible
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Sustainability
74.

The development shall be carbon neutral. The dwellings hereby approved
shall be constructed to achieve a minimum Code for Sustainable Homes (or
subsequent equivalent quality assured scheme) overall Level 2 with 1 credit
awarded under the Ene7 (Low and Zero Carbon Technologies) criterion(or
subsequent equivalent criterion)
Unless otherwise agreed in writing by the Local Planning Authority, no work
on a dwelling shall commence until the following for that dwelling has been
submitted to and approved in writing by the Local Planning Authority:
•

A feasibility study to establish the most appropriate local low and zero
carbon (“LZC”) technologies to install

•

Standard Assessment Procedure (“SAP”) calculations from a
competent person stating the estimated amount of carbon emissions
from energy demand with and without LZC technologies installed

•

A Code for Sustainable Homes ‘Design Stage’ report and related
certification produced by a registered assessor

•

Details of the measures and LZC and other technologies to be used to
achieve the Code for Sustainable Homes Level and credit specified
above.

The development shall be carried out in accordance with the approved report
and details.
The approved measures and LZC and other technologies for achieving the
Code for Sustainable Homes Level and credit specified above shall thereafter
be retained in working order unless otherwise agreed in writing by the Local
Planning Authority.
Unless otherwise agreed in writing by the Local Planning Authority, no
dwelling shall be occupied until a) and b) below have been submitted to and
approved in writing by the Local Planning Authority for that dwelling:
a)

SAP calculations from a competent person stating:
(i)

the actual amount of carbon emissions from energy demand
with the LZC technologies that have been installed and

(ii)

what the emissions would have been without them and

(iii)

the actual amount of residual carbon emissions
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b)

a Code for Sustainable Homes ‘Post Construction Stage’ report and
related certification produced by a registered assessor confirming the
Code level that has been achieved and the credits awarded under Ene7

Reason: In order to
(i)

achieve zero carbon growth and ensure the construction of sustainable
buildings and a reduction in the consumption of natural resources,

(ii)

seek to achieve a carbon neutral development through sustainable
design features and on-site low and/or zero carbon technologies and

(iii)

confirm the sustainability of the development and a reduction in the
consumption of natural resources and

(iv)

to calculate any amount payable into the Ashford Carbon Fund, thereby
making the development carbon neutral

all pursuant to Core Strategy policy CS10, the Sustainable Design and
Construction SPD and the National Planning Policy Framework.
Notes to Applicant
1.

This development is also the subject of an Obligation under Section 106 of the
Town and Country Planning Act 1990 which affects the way in which the
property may be used.

2.

The site will be subject to a Section 278 Highway Agreement with Kent
County Council Highways.

3.

It is expected that from summer 2015 Kent County Council will have a
statutory obligation to approve the design of, and adopt SUDS on new
residential developments in Kent. I would recommend the applicant contact
their Flood Risk Management Team before embarking on the detailed design
of the SUDS elements. Contact details are below:Flood Risk Manager | Kent County Council. Planning and Environment,
Invicta House, County Hall, Maidstone, Kent, ME14 1XX t: 01622 221691 | e:
max.tant@kent.gov.uk | www.kent.gov.uk.

4.

The applicant/developer should enter into a formal agreement with Southern
Water to provide the necessary sewerage infrastructure required to service
this development. Please contact Southern Water, Sparrowgrove House,
Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel:03303030119) or
www.southernwater.co.uk.

1.89

Ashford Borough Council - Report of Development Control Manager
Planning Committee 20 October 2014
___________________________________________________________________
5.

The applicant is reminded that planning consent does not conifer a right to
disturb or divert any public right of way at any time without the express
permission of Kent County Council’s PROW and Access Service.

6.

It is noted in para. 12.7 of the FRA that the 100 year flood meadow water
levels are designed to be at least 300mm below the lowest floor level
adjacent. We would request that this freeboard level of 300mm is applicable
only to non-sleeping accommodation and increased to a minimum of 600mm
for any ground floor sleeping accommodation. This is in order to reduce the
likelihood of ingress of flood water into the new dwellings from the flood
meadows.
The EA has requested that where new bridges or culverts are to be installed
for access across the ordinary watercourses on the site, that they be designed
to accommodate the critical 100 year flood flow (including an allowance for
climate change). This is in order to reduce the likelihood of blockages
occurring as a result of insufficiently sized culvert pipes or bridge soffits being
set too low, which may result in water backing up and flooding adjacent land
and possibly dwellings on the site. We would also encourage an element of
freeboard to be included in the culvert or bridge design in order to reduce
flood risk. However we would not expect this recommendation to be
implemented in the surface water storage areas at the southern end of the
site, where flows are attenuated via hydrobrakes.
With regard to the sustainable drainage design proposed for the site, the EA
would encourage greater use of pervious paving, where practical in order to
provide further opportunities for treatment and conveyance of surface water.
In addition we would recommend the use of grey water recycling and
rainwater harvesting to reduce potable water consumption and reduce surface
water discharge.
Any watercourse within and adjacent to the boundary of the site would be
classed as an ‘ordinary watercourse’ and comes under the terms of the Land
Drainage Act 1991, (as amended by the Flood and Water Management Act
2010), whereupon any culvert, diversion, weir dam or like obstruction to the
flow of the watercourse requires a flood defence consent (also known as a
‘land drainage consent’) from Kent County Council. In the absence of any
agreement to the contrary, maintenance of the watercourse is the
responsibility of the riparian owner. Applications for consent should be made
to Kent County Council (suds@kent.gov.uk; main switchboard number is 0845
8247 247).

1.90

Ashford Borough Council - Report of Development Control Manager
Planning Committee 20 October 2014
___________________________________________________________________
The applicant/agent is advised to seek the input of the Kent Police Crime
Prevention Design Advisors (CPDAs) to ensure that all efforts are made to
incorporate the principles of Designing out Crime (A Kent Design Guide for
Developers Designers and Planners) into the high quality design of any
proposal.
The contact details of the Kent Police CPDAs are ; John Grant & Adrian
Fromm, Kent Police Headquarters, Sutton Road, Maidstone ME15 9BZ email:
pandcr@kent.pnn.police.uk Tel No- 01622 653209/3234
7.

Working with the applicant
In accordance with paragraphs 186 and 187 of the NPPF Ashford Borough
Council (ABC) takes a positive and proactive 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,

•

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 agent responded by submitting amended plans,”

•

The application was considered by the Planning Committee where the
applicant/agent had the opportunity to speak to the committee and
promote the application.
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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 14/00757/AS.
Contact Officer: Lucy Holloway

Telephone: (01233) 330253
Email: lucy.holloway@ashford.gov.uk
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Annex 1

Site Plan. TENT1 14/00757/AS
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Application site
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Annex 4
From: Matt.Hogben@kent.gov.uk [mailto:Matt.Hogben@kent.gov.uk]
Sent: 03 September 2014 13:43
To: Lucy Holloway
Subject: RE: TENT1 application

Hi Lucy
Please see my response below:
In terms of the PBA Transport Assessment presented in support of the TENT1a planning
application (ref: 14/00757/AS) the following significant evidence deficiencies are found:
• The references made to the previous planning appeal decision are incorrect and
misleading, as the decision does not set any principles in support of the type of
junction proposed at Small Hythe Road; - The simple priority junction has been
shown to work in capacity terms in that there are no capacity issues with the junction
proposed.
•

The Small Hythe Road access options have not been tested properly through a
masterplanning process; - There have been several masterplanning exercises as part
of the pre-application consultation with several stakeholder workshops, in-house
meetings between ABC, KCC Highways and the applicant and also public
exhibitions.

•

The simple priority junction proposed on Small Hythe Road is overly narrow and
tight for a connection to a B class road, and would not allow free movement for larger
vehicles without conflicts occurring on the major road; - We are still awaiting
tracking diagrams for large vehicles for the junction so cannot comment on its
adequacy for larger vehicles currently. We made these comments in our response to
the application.

•

Traffic speed has not been measured on Small Hythe Road by the applicant. However
Goudhurst Management Ltd has access to speed survey data at the location and this
records 85th percentile speeds in the order of 45mph in both directions. This proves
that the visibility splays being promoted by PBA are significantly deficient of the 89
metres plus required at the junction, and indeed almost half of what KCC H&T will
require, leading to significant safety concerns;- The applicant is looking to amend the
visibility splay from the proposed access in order to provide the visibility splays
suggested by DHA. Peter Brett Associates have confirmed that the visibility splays
can be provided either within highway land or land owned by the applicant. We are
therefore awaiting an amended plan for PBA.

•

Reliance cannot be made on any future access that may or may not be promoted for
the TENT1b scheme, which is not before the Planning Authority. The scheme
includes no speed mitigation and therefore it is highly unlikely that a Road Safety
Audit approval can be granted for the access details as shown; - As above the
applicant is looking to amend the suggested visibility splay by DHA. My consultation
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response to the planning application also requested that a full road safety audit is
submitted.
•

The full traffic survey records, including queue surveys are not appended for the East
Cross and West Cross signal junctions at either end of the High Street. It is not
possible for the traffic modelling to be validated therefore, notwithstanding the fact
that the TA produced by PBA for the earlier allocation does include this information,
which shows longer queues despite less traffic using the junctions. The modelling
output is therefore questionable – The applicant will need to provide a response to
this, however I am confident that the traffic survey results are acceptable as the traffic
signal information has been obtained from KCC Highways signals team.

•

Unusually, the trip forecasting uses regional factors from TEMPRO as opposed to the
local Tenterden factors within the database. This is unusual and results in only 7.9%
traffic growth compared to the local data which gives 15.44%. This would result in
the significant under-estimation of signal junction operation either end of the High
Street, adding further doubt to the capacity modelling validity; - Tenterden is on the
A28 which forms the main through route between East Sussex and Kent. It is
therefore my opinion that regional factors are acceptable as the town is therefore part
of a strategic corridor, linking Kent and East Sussex.

•

The appendices do not include the full signal data timing sheets which would be used
for model validation. It is not clear therefore if a like for like model test is carried out,
in accordance with best practice, to show the exact effect of the base and development
traffic. There are anomalies in some of the modelling output which suggest that like
for like testing has not been conducted; - The applicant would have obtained the
traffic signal timing data from KCC Highways and so the information used for the
model validation is correct.

•

Mitigation is proposed at the signal junctions by increasing cycle times by between 20
and 40 seconds. This is normally not acceptable in areas of high pedestrian flow, as it
leads to impatient pedestrian crossing behaviour and safety concerns, as is the case at
the Somerset Road / North Street crossings in Ashford which are having to be
changed at significant cost to the public purse. The lack of any physical mitigation is
concerning and could leave Tenterden with residual traffic and safety problems after
the development is completed; - Although the cycle times will be increased the cycle
times will still be within the maximum 120 second cycle time which is the maximum
for signal controlled junctions. We therefore cannot object to the increasing of cycle
times. I am not aware of any pedestrian safety concerns with the existing pedestrian
crossing points.

Thanks
Matt
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