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Opening Statement in Planning Appeal Inquiry 
For Tenterden Town Council 

Good morning / afternoon. 

My name is Cllr Callum Knowles  and I am a councillor for Tenterden 
Town Council and also I am a cllr for Ashford Borough Council.  

Records go back as far as 1449, when the town was granted borough 
status by King Henry VI. Over the last few years with the Southern 
Extension and the start of the Tilden Gill rollout, the population has 
increased by 10% to 15%. Adding the increases to the Kent County 
Council mid-year population we feel the 2022 population is circ. 
9,000. 

In this appeal we have submitted a suite of letters, each dealing with 
one objection topic, and setting out what we consider is the policy 
support at Neighbourhood, Local and National level for those 
objections, and trying not to duplicate points made by the local 
planning authority.  In aggregate the letters cover the points the 
Town Council wishes to make against this development proposal, 
with full evaluation of how the development conflicts with various 
relevant policies together with climate change duties under statute 
and the NPPF, and I do not propose to repeat that review here. What 
I want to do now is merely to highlight the salient points, which will, I 
hope, give a helpful, proper and locally-informed context to the 
arguments you will hear from the main parties.  

The Town Council boundary includes part of the High Weald AONB 
and in addition we are an area blessed with an abundance of natural 
beauty. The site itself is rather special. It is undulating, and marked 
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by a ridge which is one of the highest points in Tenterden. It is part 
woodland, and part ancient pasture, described in 1887 as a “park-like 
pasture”. Adjacent to the High Weald AONB at its western tip, it 
forms a strategic green gap creating the sense of openness and 
separation, with a valuable wildlife corridor and gap between 
Appledore Road and Woodchurch Road. The space gives a clear and 
crisp transition between town and countryside.   
 
The site is approached via Appledore Road leading to the town; trees 
lining this route being of such quality and variety they are subject of 
a TPO order throughout the length of the road. Part of the site 
known as Limes Land has an Ashford Landscape Character 
Assessment designation of LCA 23 (Woodchurch Undulating 
Farmlands Character) as being typical of the Wealden pastoral 
countryside. The whole site today is open space, woodland and 
natural wild park with stunning views downhill. It has been used over 
generations for leisure and exercise activities, accessed via AB12 
public footpath and informal footpaths, one being AB70 at appeal for 
designation.  
 
This is the background against which the applicant’s proposals should 
be assessed.  
 
Does the Reg 14 Neighbourhood Plan support the appellants 
proposal? 
 
Tenterden Town Council is the qualifying the body for the selective 
neighbourhood plan. During our Neighbourhood Plan consultation 
we asked local people to vote on their favourite green space, and 
this site was head-and-shoulders the winner. It traces its history back 
to King Offa’s Charter in the 8th Century with a line of unbroken 
ownership traceable for over a thousand years. Evidence of medieval 
strip farming has been noted in the Kent Historic Landscape 
Characterisation Survey, which also classified the hedgerows – in 
parts of the site estimated to be 4-600 years old – as “important”.  



 
The Neighbourhood plan has Regulation 14 status and was prepared 
by a qualitied planning consultant and completed its public 
consultation phase over last autumn. Whilst generally regarded as 
the “poor relation” to district level Local Plans, the importance of 
Neighbourhood Plans has just been given a boost by recent revisions 
to the NPPF and by Christopher Pincher Housing Minister stressing 
the importance of Neighbourhood Plans. Paragraph 30 of the NPPF 
now emphasizes that adverse impacts of a development that conflict 
with Neighbourhood Plans, significantly outweigh any benefits. As 
part of the evolution and plan-making process of our Neighbourhood 
Plan, we have focused very much on areas of opportunity, and also 
areas to protect, within our area and in accordance with the Spatial 
Strategy set out in the Ashford Local Plan. 
 
Though it is recognised that Reg 14 status only carries only limited 
weight, it should nevertheless not be ignored. 
 
TEN NP2 policy has provided water tight evidence that Limes land 
meets the criteria as per paragraphs 101 and 102 of the NPPF. This 
evidence has been submitted to this inquiry and should carry full 
weight irrespective of the plan status. 
 
 In our view, if the development goes ahead: 
 
The benefit of the landscape in terms of amenity and view will be 
lost. 
 
The housing development would utilize the elevated topography of 
the site and consequently dominate the existing sparse ribbon 
housing below. Looking upwards, the landscape would be entirely 
changed, and the sense of space and logical connection as a “lung” 
both with the town and with the neighbouring AONB, would be lost. 
The adverse effect on the site’s charm and integrity would be 
significant; but would also, due to consequent tree felling at the 



access point, have a detrimental effect on the historic and ancient 
setting of Appledore Road into town. 
 
As a Landscape Character Area the Local Plan requires any schemes 
to “conserve and reinforce” the character of the landscape area.  On 
the contrary, this development would undermine and destroy it. In 
place of the open space and natural wild park, the new development 
would provide mere remaining fragments of outside public space 
and specific play areas with equipment, with a much reduced and 
landscaped country park, subject to human, not grazing, 
management.   
 
In our view, if the development goes ahead: 
 
The development will have an injurious impact on 
Biodiversity/Ecology 
 
The official records held on Kent Reptile and Amphibian Group and 
Kent & Medway Biological Records Centre, together with the 
evidence provided by Tenterden Neighbourhood Plan shows that 
Limes Land has very rich and biodiverse flora and fauna – far richer, 
indeed, than the appellant credits. Many of the species are protected 
or registered as rare and therefore should be properly safeguarded 
by the Wildlife & Countryside Act 1981; the Conservation of Habitats 
and Species Regulations 2010; and the Hedgerow Act of 1997. The 
applicant describes the grassland as poor quality. The council 
attempted to get permission for an independent survey by a 
professional consultant such as Kent Wildlife Trust, but the appellant 
refused. However, in 2019, we did get permission from the 
landowner for local ecologist to survey the site and it was found to 
possess good unimproved grassland.  
 
The site’s effective management has been achieved through grazing, 
which would be lost in the short and long term and impossible to 
mitigate with the new country park. 



 
Part of the site comprises “semi natural woodland” with a range of 
established species, despite deliberate felling which has taken place 
in an attempt to lower the biodiversity baseline. Whilst many trees 
(over 46), including those with TPO designations, vital agents of 
carbon sequestration, would be felled, construction work would 
fatally interrupt the root systems and compromise neighbouring 
trees. Ancient hedgerows would be cleared, resulting in loss of 
habitats, nesting and foraging sites. It takes up to 30 years for new 
planting to mitigate the damage of tree felling. 
NPPF Para 180C, says: “development resulting in the loss or 
deterioration of irreplaceable habitats (such as ancient woodland and 
ancient or veteran trees) should be refused, unless there are wholly 
exceptional reasons”. No exceptional reasons have been put forward 
by the applicant.  
 
Kent Wildlife Trust summarized this succinctly in their objection 
letter: The application would be likely to result in a loss to biodiversity 
contrary to policies HOU5… and ENV1 of the adopted Ashford Local 
Plan 2030.” 
 
In our view, if the development goes ahead: 
 
The character of the existing residential areas will be destroyed by 
the high density of this development 
 
There are houses adjacent to the application site of course, but they 
have, in style density and layout, a particular character which we 
would describe as “low density housing ribbon”, which does not 
interfere with nor dominate views of the countryside uphill from it. 
Indeed, it serves a useful purpose transitioning from the built 
environment of the town, to the open countryside. Together with 
the TPO tree lined  Appledore Road, providing a significant and 
beautiful “gateway” to the town. This proposal is for an edge of town 
development in the countryside, outside build confines and adjoining 



this well-established ribbon.  I say “adjoining”, but a more apt 
expression would be “dominating”. 
 
The masterplan shows 145 dwellings which equates to 27 dwellings 
per ha. This is the same footprint as the previous scheme brought 
forward by the appellant which was refused by the local planning 
authority. This development equates to more than double the 
density of the adjoining ribbon housing along Woodchurch and 
Appledore Roads; all on an elevated position. The block of flats, in 
itself quite out of character to its surroundings and will dominate the 
emergence entrance. As such they would dominate the view and 
undermine the character of the existing built environment. We note 
that the applicant relies upon the higher densities found elsewhere 
in the town, but that is not the key criterion for assessment. Rather, 
the proposal should be assessed as it relates to the local vernacular: 
it should be of similar density (or less), not exponentially higher.  
 
The development is not filling any gap in housing supply.  
 
Housing needs are dealt with by the local planning authority from a 
borough-wide point of view. Future needs up to 2030 for Tenterden 
were agreed with the Local Planning Inspector. These will be met by 
the local plan allocated sites and the continuous stream of small-scale 
windfalls. The two major housing developments currently in 
development rollout are Tilden Gill and the town’s southern 
extension. Both will fulfil the town’s development needs over the local 
plan period without adversely affecting the character of the town.  
 
Indeed, the Local Plan at paragraph 2.38 sets out that growth should 
be focused towards Ashford and its immediate surrounding, with 
limited growth at Tenterden. At paragraph 2.43 it states: "As the 
Borough's principal settlement, Ashford represents the most 
sustainable location within the borough and therefore where most 
development should be located.”  This is for good reason. Not only do 
80% of working adult residents of Tenterden commute outside the 



town to work, but the Local Plan reiterates (at Paragraph 2.51) that 
the “high quality of Tenterden’s landscape setting and its intrinsic 
historic character are factors that suggest new development in the 
town should be limited, phased and very carefully planned.”  
 
Tenterden will continue to grow organically and the Town Council 
recognizes the importance of this growth, having supported during 
the last three years over 100 dwelling windfalls, which goes towards 
Ashford’s required 1,000 windfalls for the borough by 2030. 
However, location is everything, and this is simply not the right site.  
 
The location is clearly unsustainable 
 
Tenterden Council will aways consider if the proposed development 
is absorbable and will not degrade the sustainability of the town. 
Much has been made by the appellant of public transport and 
walking routes into town, but we suggest reality should overtake 
optimism. Bus travel, both in scheduled routes, timings and 
affordability, are not often well used. Indeed, in the 2011 Census 
only 2% (approximately) of adults travelled to work by bus.  KCC have 
recently announced that the subsidy to rural bus services will be 
dramatically reduced this will put further strain on the existing bus 
services which are recently earmarked for substantial reductions due 
to budget constraints. The average distance for commuting in this 
part of Kent from KCC’s figures is 12 miles, the demographic of the 
potential residents of this development will mean a substantial 
reliance on private transport. 
 
The vast majority, if not all, of the dwellings as shown in the 
masterplan would be further than the 800m walking distance to key 
town anchor points, as guided by the Manual of Street, if the correct 
measure is used (from the actual rather than emergency access). It 
seems inevitable, therefore, that apart from recreational exercise, 
this would be a car dependent estate.  With very few local 
employment opportunities, economically active residents would 



travel to work by car. The local transport hub is Ashford, not 
Tenterden. This naturally would have an adverse impact on rush 
hour congestion of queuing cars and create gridlock, as well as 
additional CO2 emissions. 
 
Fundamentally, as a greenfield site outside a settlement boundary, it 
conflicts with the spatial strategy of the Ashford Local Plan.  
 
Do the football pitches meet the criteria for full planning 
permission? 
 
This topic is emotive. Examining the cold facts, objectively, we 
cannot see where the needs for Tenterden have been quantified to 
justify so many football pitches.  
 
We are concerned that although Sports England are satisfied with 
the design principles of changing rooms, toilets, social space, the 
design proposal does not meet the requirements for obtaining full 
planning permission. 
 
Moreover the mechanism for delivery is too vague:  the appellants 
S106 proposal of April 2021 is presumably an attempt to flesh this 
out, but in fact remains silent on the key elements: 

 who will pay for the cost of the pavilion, football pitches, car 
parks and so on? 

 Who will be responsible for maintenance and how will this be 
secured for the long-term future? 

 Who will be responsible for carrying out and paying for long-
term maintenance? 

The heads of terms make vague references to undefined 
contributions. For these assertions to be material, they should be 
specific, detailed, and enforceable. 
 
Who will pay when the contributions no longer cover the costs? We 
cannot see either Ashford Council or Tenterden Council being able or 



willing to bail out the scheme. There has to be a robust business plan 
that will cover all eventualities without any liabilities devolving onto 
the two councils. 
 
Policy IMP4 of the Ashford Local Plan 2030 requires these sorts of 
proposals to be supported by a clear governance arrangement, not 
only for management purposes but also to set out how the 
community would benefit from them. The current proposals do not 
comply with Policy IMP4.  
 
The sports pitches, country park and housing schemes are all rolled 
into the s106 heads of terms and are necessarily indivisible. The 
same points we have made in relation to housing development apply 
here; the outline and full schemes stand or fall together. 
 
We submit this proposal understates the harm 
 
Throughout the application, the appellant has understated the harm 
that the development will cause. Our submissions reference 
evidence that clearly show that the harm will be more significant, in 
transport, visual intrusion and biodiversity and habitat terms. Key to 
this is the Kent Wildlife Trust’s report that fully evaluated the site for 
biodiversity, identifying veteran trees (amongst them many oaks) 
and a variety of wildlife. The Kent Wildlife Trust’s report clearly 
shows that the appellant’s Landscape and Ecology Plan does not 
demonstrate there will be no net loss to biodiversity, and certainly 
no gain.  
 
In conclusion… 
 
This has been a very unpopular application, with objections from 
over 530 residents and a petition. And whilst it follows a long line of 
attempts to build on the site going right back to 1955, they have all 
been unpopular, and all refused for similar reasons to those we put 
before you now. In 2006 Countryside Properties’ proposals for a site 



allocation here were rejected by the Inspector who stated the site 
“forms a wedge of countryside characteristic of the urban form of 
Tenterden as a small market town in a strongly rural setting, which 
would be eroded on development.” The latest attempt, by the same 
appellant in 2019 was also refused, because of the harm to the 
“undeveloped land forming part of a strongly rural edge that, in its 
undeveloped state, contributes positively to the landscape setting of 
….Tenterden.” Attempts were made during the Local Plan 2030 
process to consider the site for a housing allocation, known as “TS3”. 
It was assessed, but rejected. 
 
As we have sought to show, it is a site of special value locally. It has a 
rich array of protected and rare species, with high landscape and 
visual sensitivity that has evolved over a millennium and more. The 
benefits listed by the appellant in the “planning balance” are largely 
spurious; for example:  how can landscaping be equivalent to loss of 
heritage landscape? Nothing that the developer has put forward in 
relation to perceived benefits and mitigations, outweighs the 
irreversible harm their proposal would cause.  

Accordingly, we would urge you to reject the application.  

 


