
TOWN AND COUNTRY PLANNING ACT 1990 

 

APPEAL UNDER SECTION 78 

 

Land between Woodchurch Road and Appledore Road, Tenterden 

 

Outline application for the development of up to 145 residential dwellings (50% affordable) including the creation of access points from Appledore Road (1 x all modes and 

1 x emergency, pedestrian and cycle only), and Woodchurch Road (pedestrian and cycle only), and creation of a network of roads, footways, and cycleways through the 

site. Provision of open space including children's play areas, community orchards, sustainable urban drainage systems, landscape buffers and green links all on 12.35 ha 

of the site. (Save for access, matters of appearance, landscaping, layout & scale reserved for consideration') b) Full planning permission for the change of land use from 

agricultural land to land to be used as a country park (8.66 ha), and land to be used as formal sports pitches (3.33 ha), together with pavilion to serve the proposal and the 

surrounding area. Including accesses, ancillary parking, pathways, sustainable urban drainage systems and associated landscaping. 
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Appendix 1: Appeal Site Location and Field Reference Plan (extract from Officer’s Report to Committee dated 15th September 2021) 

 



Appendix 2: Route of proposed Footpath AB70 (extract from Officer’s Report to Committee dated 15th September 2021) 

  



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

   1990 Aerial View 



2021 Aerial View 

  



Appendix 4: Email from Land Management Services Ltd to Ashford Borough Council dated 27th August 2021. 

From: David Withycombe <david@landmanagementservices.co.uk>  

Sent: 27 August 2020 16:54 

To: Mark Davies <mark.davies@ashford.gov.uk> 

Cc: wendy@landmanagementservices.co.uk 

Subject: Re: planning application ref 19/01788/AS Land between Appledore Road and Woodchuch Road Tenterden 250 dwellings and associated development 

Mark 

 As discussed I have asked Wendy to take a look at this as she prepared the review of the Rummey LVIA and has visited the site.  Her comments below: 

 1. AONB setting 

 The term ‘setting’ is used to refer to areas outside the AONB where development and other activities may affect land within an AONB (High Weald AONB Management Plan 2019-

2024). The proximity of the AONB to the application site is such that potential impacts on the AONB setting are a material consideration, with particular reference to potential views 

of the site from within the AONB. Within the baseline review prepared by LMS in 2018 we suggested the inclusion of a mapped Zone of Theoretical Visibility (ZTV) to help identify 

potential viewpoints from within the AONB. Following a site visit we also suggested the addition of a viewpoint along the higher part of Woodchurch Road, within the AONB north 

east of the site, in order to verify that the site would not be visible. The LVIA prepared by Rummey includes four representative viewpoints from within the AONB. Of these, only 

three are publicly accessible (19, 20, 21). The visual impact of the proposals on these three viewpoints is assessed as "negligible", as the proposed development would not be visible. 

The LVIA does not include a ZTV, nor does it include the suggested additional viewpoint. However, in my opinion, it is likely that the proposed development would not be visible 

from this part of Woodchurch Road. If at all visible, it would most likely be seen within the context of a distant fleeting view seen by motorists and would be unlikely to have a 

significant visual effect. Its omission is therefore unlikely to alter overall conclusions. The topography of the site is such that any views from the AONB would be likely to be 

restricted to the ridgeline and eastern slopes in the northern part of the site, where no built form is proposed. It is notable, furthermore, that the High Weald AONB Unit has not raised 

objections to the proposals.  My conclusion would be therefore that the proposals would be unlikely to have a significant adverse visual effect on the AONB setting and that this 

would not form a strong reason for refusal. 

 I have not specifically considered in detail the potential landscape character impacts on the AONB, as I think we are concerned here primarily with the potential visibility of the site 

from within publicly accessible areas of the AONB, but if necessary can look at this in more detail. 

 2. Conservation Area 

 The LMS Baseline Review recommended consideration of potential impacts on the Conservation Area. Without reference to a full heritage assessment it is difficult to assess the 

likely impacts on the CA. However, the proposals (as detailed on the Masterplan) appear to take account of the proximity of the CA and include an area of retained trees, open space 

and new hedgerow planting to soften the interface. From a landscape perspective it would seem unlikely that the proposals would have a significant adverse effect on the CA. 



 3. Inspector's comments (1989) 

As a general comment, it is interesting to note that the Inspector's comments are consistent with points also noted in the LMS Baseline and LVIA Review, particularly: 

 despite bordering housing on Appledore Road and Woodchurch Road, the site has no sense of urban enclosure 

 Views from footpath very attractive – impression of church and other buildings in a swathe of trees rising above fields and hedgerows in foreground. In my opinion this 

remains the case, although tree growth may have obscured some views of the church in the intervening years. The proposals would potentially change the character and 

experience of the PRoW and the effects should not be underestimated. 

 Tenterden - significant element in its character derives from the close proximity of the countryside to the heart of the town…..development would result in a significant 

intrusion into the countryside……detract from the character and rural setting of a very attractive small town 

The Rummey LVIA divides the site into three different character areas. The western section nearest the built up part of Tenterden is described as Urban fringe. As a general comment 

I would not describe this part of the site as urban fringe and agree with the Inspector that it retains a generally rural character and forms part of the setting to a relatively small rural 

settlement. 

On the impact to the setting of the AONB I think it is worth adding that we gave evidence at the Tilden Gill Road inquiry and there are strong similarities on the AONB issue; in many 

respects the argument for harm to the setting to the AONB was stronger at Tilden Gill as a small part of the site lay within the AONB and there were views to the site from footpaths 

within the AONB.  Despite this the Inspector did not support arguments that there would be harm to the special character and scenic beauty of the AONB 'simply because 

development would be visible'.  I think to be able to argue harm to the AONB setting, the site needs to be very prominent in views and that development would demonstrably affect 

character and quality of these views, for instance as was the case at the Pluckley Road Charing appeal, which the AONB unit was far more vocal on (although an Inquiry Decision 

was, of course, not reached on this application). 

Trust the above is helpful. 

Please call/email if we can provide further input. 

Best wishes 

David Withycombe 

Director 

Land Management Services Ltd  

Abbey House 

25 Clarendon Road 

Redhill 

RH1 1QZ 

  



Appendix 5: Additional Site Photographs 

  



Character and Appearance of the Existing Settlement Edge and Western Land Parcel 

 

 
View L1: View west along the settlement edge to Field F3 to the rear of Woodchurch Road 

 



 
View L2: View east along the settlement edge to Field F3 to the rear of Woodchurch Road 

 

 
View L3: View north towards the settlement edge to Woodchurch Road from Field F4  

  



 
View L4: View south towards the settlement edge on Appledore Road from Field F3 

 

 



 
View L5: View south east along the settlement edge to Field F4 to the rear of Appledore Road  

 



 
View L6: View east from the western most corner of the Appeal Site (Field F1) across the main proposed development area. 

  



Views illustrating the Character and Appearance of Footpath AB12 

 

 
View L7: View south along AB12 at the point the footpath enters the Appeal Site from Woodchurch Road (Field F9) 

 



 
Viewpoint L8: View north along Footpath AB12 towards Woodchurch Road (Fields F6 and F9) 

 

 
Viewpoint L9: View west from Footpath AB12 towards Tenterden over Field F6.  The tower to St Mildred’s Church is visible through the trees. (see also SLR LVA 

Viewpoint B Photomontage) 

  



 
View L10: View north from Footpath AB12 in the southern part of the site.  The proposals would introduce residential development to Field F7 to the west (left) of the 

footpath and the sports pavilion to the east (right) in Field F10 

 



 
View L11: View west from Footpath AB12 over Field F7 with St Mildred’s Church visible through a break in the hedgeline (see also SLR LVA Viewpoint 9 

Photomontage) 



 
View L12: View north along Footpath AB12 close to the junction with Appledore Road 



 
Viewpoint L13: View west from the corner of Field F8 (see also Photomontage at p.60 of the Design and Access Statement 

  



Trees on Appledore Road 

 

 
View L14: View east along Appledore Road towards the proposed site access.  The tree to be removed is in front of the parked white car. 

 


