
        TDRA      Registered Charity No 1121579        www.TDRA.org.uk 

 
TDRA  

www.TDRA.org.uk 

Date: 08 June 2021 

Application Ref: 
Application Type: 
Site Address: 
Comment:   

21/00790/AS 
Outline Planning Permission 
Land between Woodchurch Road and Appledore Road, Tenterden, Kent 
Objection 

Subject Objection to Application 21/00790/AS 
   

Our underlying view on all larger scale development applications such as this, not 
included in the current Ashford Borough Council (ABC) Local Plan 2030, is that these 
applications should be considered as completely unsustainable to Tenterden and 
therefore dismissed. 
 
Site Context and Heritage 

 
• The Planning Inspector for the Redrow development at Tilden Gill put great 

significance on the ABC Landscape Character Areas and the same should apply 
to Limes Land, which sits proudly within the LCA23 Landscape Character Area.  
Limes Land is also part of the National Character Area NCA 121, although the 
recent LEMP states that the site is outside of the National Character Area.  

• The Historic Landscape Assessment clearly acknowledges that Limes Land is an 
‘ancient landscape’ which exhibits ‘considerable time depth and coherence, 
with no historic boundary loss and the survival on site of various historic 
landscape features pre-dating 1845, including hedgerows, mature trees, ponds 
and trackways’.   The assessment also confirms that the banks and ditches 
were indicative of historic field boundaries and evidenced the Lynchets which 
are an ancient form terracing.  Historic England state that Lynchets provide 
distinctive traces of medieval and earlier agricultural activities, with many sites 
being designated due to national importance. 

• The documents confirm the sinuous nature of the majority of surviving planted 
hedgerows, which have substantial veteran oak trees in places, are suggestive of 
piecemeal assart enclosure from the 12th century onwards.  These represent a 
heritage asset. 

• KCC HER consider the coaxial field a heritage asset that it warrants recording on 
the Limes Land record TQ83SE309.   It has been confirmed that ‘despite being 
potential sub-surface archaeological features, they still comprise a component of 
the historic landscape’.  

• In the northern portion of the site, there appears to be the sub-surface remains of 
a small area of ridge and furrow which has been recorded with KCC HER 
TQ83SE317. 

• The ancient drove road on Limes Land is registered with HER - TQ83SE315, 
however, the reports do not appear to appreciate the importance of drove 
roads/trackways in the High Weald. 
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• Planning documents refer to the Tenterden Conservation Area Appraisal which 
was carried out in 1995 and clearly prioritised grassland in the AONB; it did not 
properly assess the historic landscape of Limes Land.  Unfortunately, the CAA 
failed to record Gallows Green or indeed the ridge and furrow which is clearly 
visible.  It is therefore misleading to quote from a 26-year-old document.  ABC has 
confirmed that a review of the Conservation Area is now overdue and that the 
heritage features on Limes Land will be taken into consideration during a review. 

• It is unfortunate that the reports and developer only consider that ‘built heritage 
assets’ are important.  A large expanse of sub-surface heritage will be decimated if 
development is permitted.  Historic England affords equal protection to both built 
and landscape/archaeological assets.  

• Important views to the grade I listed church will be obliterated across the site due 
to the overbearing development proposal. 

• The historic reports fail to identify the catastrophic impact on ancient and veteran 
trees, some of which have not been protected with adequate root protection 
areas. 

• Paragraph 184 of the NPPF confirms that heritage assets range from sites and 
buildings of local historic value to those of the highest significance. These assets 
are an irreplaceable resource and should be conserved in a manner appropriate to 
their significance, so that they can be enjoyed for their contribution to the quality 
of life of existing and future generations.  The heritage assets on Limes Land, 
whether surface or sub-surface, cannot be replaced and are representative of the 
human impact on the local area.  Residents believe that these heritage assets are 
important and should be conserved. 

The Masterplan Proposal 

• The Applicant seeks to have the site approved as a ‘Windfall Site’ over and 
above the sites approved in the Ashford Borough Local Plan 2030. As far as we 
can see, ‘Windfall’ is defined as sites which become available unexpectedly and 
are not considered as part of the Borough Local Plan. As this site has been 
specifically considered and deemed unnecessary to meet the 2030 
requirements of the Borough, as well as numerous previous application 
dismissals, we cannot see how it can be classified or justified as ‘Windfall’. 
Within the Borough Plan, there are key relevant specific criteria under 
Housing Policy HOU5, as follows: 
The need to be proportional to the size of the settlement. 
The dwelling projections implied in the 2030 plan are: 

 
 Tenterden Rest of Borough Total 

2018 3,700 50,653 54,353 
2030 4,288 63,183 67,471 
Increase 15.9% 24.7% 24.1% 
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The implications of including the 145 homes proposed in this application change 
the numbers to: 

 
 Tenterden Rest of Borough Total 

2018 3,700 50,653 54,353 
2030 4,433 63,183 67,616 
Increase 19.8% 24.7% 24.4% 

(All data sourced from the document Land off Appledore Road Tenterden 
Growth and community Services Assessment included with the application) 
 
This development, whilst making no material contribution at borough wide 
level, still accounts for a jump of 4% in the Tenterden growth (previously 6% 
with 250 houses). 
 
This plan was compiled in full recognition of the ambitions of Ashford town to 
expand significantly over the period, with plenty of available land in various 
directions from the town centre. The growth objectives for Tenterden 
recognised the limited number of possible additional sites available, the severe 
limitations on extending the footprint of the town, and the limited capacity to 
cope with housing and population above that growth level. For the Applicant to 
represent this changed percentage as proportional is unacceptable and should 
be rejected.  
 
Conservation and enhancement of the natural environment and preservation or 
enhancement of any heritage assets in the locality. 
 
The consultants’ report does not address these questions fully and you would 
clearly need further evidence to prove compliance with the policy. 
 

• We at this point register our concerns over the hybrid nature of this 
application; it is a real risk that issues which might normally be deferred for 
consideration to a full application are covered in their entirety before any 
approval of the Country Park could be considered. Many of the issues we raise 
below apply to the site as a whole and not just to the housing component 
where the application is for outline approval only. The outline application 
would be subject to reserved matter applications, where there could be a 
significant risk of densification of development (TENT 1B as precedent) resulting 
in dwellings being built on the interstitial green areas shown, thus the 
masterplan in it’s current form has the potential to be misleading as a result. 

• The Rural Sites DPD adopted in 2010 has recently delivered approximately 85% of 
250 (several years in delay), with a significant number of houses yet to be sold. The 
current Local Plan includes: TENT 1B which has been approved for 225 houses and 
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Pope House providing another 35 dwellings. Tilden Gill, which on appeal is to 
deliver 100 dwellings is a windfall allocation and in addition numerous care home 
additions and other smaller windfall sites (not included in the Local Plan figures). 
This means that more than 100 additional new dwellings are to be imminently 
delivered (over and above the current Local Plan), well above the housing quota 
set in the ABC Local Plan to 2030. We require that the applicant presents 
independent evidence to substantiate their claim that there is currently a need for 
more housing in Tenterden. 

• We request that ABC and TTC examine the proposal for affordable housing, we 
believe that the current offer is likely not to offer ‘truly’ affordable housing. 

• We understand at this point in time the Tenterden Schools Trust and/ or 
Homewood School does not have the relevant permission from the Secretary of 
State to the Department of Education to actually sell their land, it has been 
confirmed that there would be a presumption against disposal of such land by 
the department. We request that TTC compile the evidence required to 
substantiate the historic use of this land as sports fields and grazing for the 
school farm to be issued to the Case Officer overseeing this recent application. 
We believe it important for schools to retain their land for school use rather than 
selling it off for development, particularly important for pupils’ wellbeing and 
health. This directly affects the ability of the Applicant to offer this land as stated 
in the Application. 

 
Transport and Access 
 

• A footpath application was made to KCC in 2019.  Evidence and witness 
testimonies were gathered from residents to substantiate the application.  The 
application and Order have now been forwarded to the Secretary of State.  
This is now a material consideration of the planning application. 

• The visual amenity for all residents using the public right of way AB12 will 
be permanently and substantially affected (application for formal adoption 
of additional footpaths is currently with KCC for determination). 

• We are concerned about the potential impact to adjacent road junctions by 
the  proposed vehicular access points to the site. 

• We are concerned about the resulting increased use of a pedestrian access 
point at Woodchurch Road at the junction of public footpath AB12, this access 
point is currently dangerous as it is located on a blind bend at the top of 
Woodchurch Road hill. 

 
Hydrology 
 

• The ground appraisal report in 19/01788/AS confirms that the site is covered in 
large anthills and much of it has remained undisturbed for a long period of 
time.  It confirmed that sensitive land uses are adjacent to the site.  The report 
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stated that the site is note suitable for soakaways and alternative surface 
water disposal methods should be used, however, the Wates masterplan 
indicates surface water soakaways.  The presence of shallow groundwater 
presence is a high probability; therefore, contamination of the groundwater 
supply could take place.  The report suggests low rise development due to the 
soil conditions – there is no mention that the site is suitable for a block of flats. 

• We are concerned about the extensive disruption and alteration to the 
complex natural water system on the site. This will negatively impact wildlife 
habitat (including many protected species) and is likely to overload the 
currently inadequate sewer system, particularly along Woodchurch Road 
which currently suffers regular localised flooding and pollution. 

• We are concerned about surface water drainage from the proposed 
development polluting the fragile natural water system, predominantly 
draining to the Tilder Gill behind Shrubcote. 

 
Ecology 
 

• This site meets the criteria for Local Green Space selection (National Planning 
Policy Framework (NPS) 2019, para. 100) and is currently proposed for designation 
in the draft Tenterden Neighbourhood Plan, with Reg 14 status due on 23rd June. 

• Limes Land is a species-rich largely unimproved lowland grassland supporting no 
less than 28 BAP Priority or Section 41 protected species, numbers of ancient and 
veteran trees and reptile and amphibian species of county importance – the 
planned area for development will be irreplaceable. 

• We refute the assertions that there will be gain in biodiversity.  Removing 
and/or scarifying the whole site, reseeding, building 145 homes, a pavilion and 
5 football pitches will have a catastrophic effect on the site’s ancient 
ecosystem. The applicant’s Ecological Assessment Biodiversity Net Gain 
calculation of 23.30% appears to be unrealistic. To replace a rare ecosystem which 
has taken millennia to establish with additional wildflower seeding in already semi-
improved grassland, an unsustainable community orchard and the suburban 
concept of a ‘country park’ clearly demonstrates this. 

• The planning documents have not properly addressed the issue of carbon storage 
within the undisturbed grassland on Limes Land.  The majority of the grassland on 
Limes Land has not been disturbed for centuries, therefore the site will contain a 
high volume of carbon, that once disturbed, will be released into the atmosphere.  
It is documented that huge amounts of soil carbon have been discovered up to 
1 metre below grassland in a recent UK study.  Yet most carbon inventories do 
not assess soil deeper than 30cm.  Furthermore, this research suggests that 
intensive management of grassland, involving high rates of fertiliser use and 
livestock grazing may deplete carbon at these depths.  Source: Science for 
Environmental Policy briefing, 24th June 2016.  Fortunately, Limes Land has not 
been subject to invasive fertiliser use, thereby increasing the carbon storage of 
the grassland. 
 

http://ec.europa.eu/environment/integration/research/newsalert/index_en.htm
http://ec.europa.eu/environment/integration/research/newsalert/index_en.htm
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Globally, soil contains more carbon than all the Earth's plants and atmosphere 
combined.  Much of this carbon can be found in soils beneath grasslands, 
which are estimated to cover 20-40% of the Earth's surface.  Amongst biomes, 
grasslands are the third largest global store of carbon (after wetlands and 
boreal forests).  

• Limes Land more than meets the criteria and requirements for designation as a 
local wildlife site. 

• There will be a loss of approximately 25-30 acres of neutral grassland, including 
areas of unimproved grassland.  The grassland is a Priority Habitat and 
therefore warrants protection. 

 
 
Relevant Planning History 
 

• Planning Appeal APP/R0660/D/20/3240345 
 
The Inspector said the proposal would be an urban intrusion on to the appeal 
site, undermining its characteristically open, green and undeveloped nature. 
Even with the provision of green infrastructure, the proposal would influence a 
gradual “creep” of built form, extending, rather than softening, the settlement 
edge and diminishing its countryside setting. There would also be conflict with 
paragraphs 127 c) and 170 b) of the National Planning Policy Framework, which 
seek to ensure that developments are sympathetic to the landscape setting 
and recognise the countryside’s intrinsic character and beauty.  The proposed 
development of Limes Land would constitute the same. 
 

• Planning Appeal APP/A2280/W/19/3223080 

The Council has provided a copy of the Medway Landscape Character Assessment 
(the LCA). In the LCA the appeal site falls within the Moor Street Farmland area 
within the North Kent Fruit Belt character area; Limes Land falls within the 
Woodchurch Undulating Farmland LCA23 and is also part of the NCA 22. 

The Inspector stated that the introduction of a housing estate on the appeal site 
would be harmful to the existing rural character and appearance of the area 
changing it from countryside to part of the urban area.  It would also be contrary 
to paragraph 170 of the National Planning Policy Framework (the Framework) 
which indicates that planning decisions should recognise the intrinsic character 
and beauty of the countryside.  This would also apply to Limes Land, being that it is 
ancient countryside, predominantly undisturbed. 

The Inspector also took account of paragraph 177 of the Framework which 
indicates that the presumption in favour of sustainable development does not 
apply where the plan or project is likely to have a significant effect on a habitats 
site.  Development on Limes Land would have a significant effect on the priority 
habitats and unimproved grassland contained within the site. 

https://acp.planninginspectorate.gov.uk/ViewCase.aspx?Caseid=3240345&CoID=0
https://acp.planninginspectorate.gov.uk/ViewCase.aspx?Caseid=3240345&CoID=0
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• Where the case hinges on landscape character, the degree of impact is crucial 
in determining the outcome. In dismissing Wates Developments’ appeal for 
700 homes in Fleet, Hampshire, in November 2019 (DCS number: 200-008-
911), the Secretary of State ruled the effect of the scheme on landscape 
character would be significant and adverse. Despite the site being not 
designated or considered a ‘valued landscape’, he ruled the visual effects of 
the proposal would be prominent and would unacceptably diffuse the "clear 
and crisp transition between town and country".  Limes Land is designated as a 
Landscape Character Area and is also part of the National Character Area 22. 

• Under the terms of the NPPF paragraph 196, where "less than substantial 
harm" to a heritage asset is identified, this has to be weighed against the public 
benefits of the proposal in arriving at a decision. In the November 2019 Wates 
Developments’ appeal (DCS number: 200-008-911), the "less than substantial" 
harm identified to a listed farmhouse was not outweighed by the benefits, due 
to the balancing exercise assessing other factors.  Substantial harm causes the 
destruction of a sub-surface ancient coaxial field system, a sub-surface ridge 
and furrow and the decimation of Gallows Green Field. 

 
Proposed Section 106 Draft Agreement 
 

• It appears that the Applicant is not offering to build the Sports Pavilion and 
associated pitches, only to provide the land encompassing this proposal. The 
cost for providing these facilities will be considerable so there is no guarantee 
that local authorities will be able afford to build them.  

• It is not clear if the developer is offering to provide the proposed planting for 
the Country Park and public open space. 

• The maintenance costs of the sports facilities are detailed in the QRD report 
and highlight the huge scale of commitment required. It is unlikely that a levy 
on the proposed dwelling units will be affordable, and so again this burden is 
likely to move to Tenterden Town Council or Ashford Borough Council whose 
budgets are already incredibly stretched and, in our view, would be 
unaffordable.  

 
 
 
Yours Sincerely,                                                                         

Siggi Nepp, Planning Secretary - TDRA                                                                
  

 


