Response on behalf of Hartley Parish
Council to Requlation 19 - Sevenoaks
District Local Plan, 2026

Objection to Policy ST1 A Balanced Strategy for Growth

Policy ST1 is not justified as it is not based on appropriate evidence and consequently
does not represent an appropriste sirategy for Hartley.

Hartley Parish Council abject o the strategy of ‘'moderate levels of development’ at Hartley
in advance of a review of the Settlement Hierarchy methodology and without evidence that
the infrastructure (including roads), facilities and services in or close to Harlley have capacity
to accommpdate such a scale of development.

As well as development at Hartley, the Parish Councl express real concern about the impact
of the proposed development in Mew Ash Green (844 dwellings), in particutar on traffic
volume and impact on the doctor’s surgery {(which already serves Hartley, Fawkham and
MNew Ash Green), schools and other services.

Classification of Hartley as a Primary Service Seftlement

The Settlement Hierarchy, 26286, Methodology

Walliing distance buffer

Hartley Parish Councit strangly object to the 1.2km walking distance buffer used in the
Setttemant Mierarchy, 2026 arourd Hartley.

The 1.2km distance is not an accessible walking distance to services and facilities.
According to Active Travel England, 1.2km equates to a 15 minute walk.

The inappropriateness of the 1.2km threshold is compounded by the methodology which
states that facilities are measured from the edge of setiiemenis, in reality making distances
fonger than the stated 1.2km for the majority of residents who do not live on the adge of the
seltlement.

The 15 Minute City concept is entirely inappropriate in a rural district comprising mainly smali
settiements.

Active Travel England Standing Advice Note ‘Active fravel and sustainable development' June
2024 statas:

2 5 A mix of focsef amenilies should be located within an 800m walking and wheeling distance
{using well-designed routes} of all residential properties or staff entrances for workplace faciilies.’
{Parish Council emphasis}



This is supported by Creating Active Environments through Planning and Design, Sport England
which criterion 5 of Policy HW1 states provides appropriate guidance. The Sport England
guidance rejterates the impontance of shops, schools, community faciliies, open space and
appropriate sports facilities typically within a maximum 800m distance from existing and
nroposed homes, along streets and active networks {Parish Council emphasis),

An 800m distance equates to a 10 minute walk.
In refation to access fo public transport the Standing Advice Note recommends:

‘2.9 Muost buitdings within the application site should be within 400m of a high-frequency bus
stop or B00m of a railflight station or fram stop, with appropriate facilities.” {Parish Council
emphasis).

Even the Regulation 18 Local Plan, 2026 (Para. 2.54) correctly states that this distance
shotdd be 10 minutes {800rm}.

in relation to other facilities, the District Council's Open Space Study, 2018 states that
almost all of the different open space typologies should be located much closer than 1.2km
walking distance:

EquippeadiDesignated Play Areas;

LAPS — 100m

LEAPS — 400m

MEAPRS — 1,060m

Amenity Greanspace - 480m

Parks And Gardens - 710m

Local Natural Greenspace {2ha) 5 Minute Walk

The District Council's own transport consuftants apply a 400m or 800m walking distance
fdepending on the metric) to key facilities in testing the potential of modal shift from the car
{Sevencaks Local Plan Tests Repeort, July 2028).

This is supported by the NPPF, 2026 which defines ‘Reasonable walking distance' as
foitows:

For the purpose of policies 85, 1.3, GB7 {relaling to land arcund welf-connected statians),
this should be considered to be around 800 metres, or around 10 minutas’ walk fime if
topography, route availabifity and quality or physical barriers would prevemt or discourage
walking from up to 800 metres away’

The inappropriatenass of the 1.2km for all services within Sevenoaks District is evidenced by
reference to national policy and guidance and the Councif’s own adopled standards.

Facilities and Infrastructure

Palicy ST1 states:



Particular emphasis is placed on locations that are well served by facilities and have strong
connections fo public transport, walking, and cycling networks. Major development proposals
must ... deliver strategic infrastructure, and respond positively to all relevant evidence base
documentis.

Were the more reasonable distance of 800m consistent with national advice adopted, the facilities
which are readily accessible by sustainable modes of transport would be reduced. This would be
particularly the case if the distance was measured from the more representative centre Hartley
rather than the edge.

The facilities at New Ash Green are not within the 800m threshold, even if the measurement is
taken from the edge of Hartley.

Schools

Hartley Parish Council have not seen evidence from the Local Education Authority (Kent
County Council) to illustrate that the local schools have capacity to accommaodate the
proposed development at Hartley.

The Infrastructure Project Schedule, 2026, identifies a site for a major new 2FE primary
school with 26 place nursery to serve all major development and site allocations within
Hartley on the south side of New Ash Green (Policy ST4-26 Land south of Redhill Road).
This critical infrastructure is located even beyond the inappropriate measure of 1.2km from
Hartley along a route predicted to become more congested in the Sevenoaks Local Plan
Tests Report, July 2026.

Whilst this site is considered inappropriate to serve Hartley, importantly there is currently no
funding for the new primary school and no viability study to demonstrate that the major
development proposals within the Hartley and New Ash Green area will be able to contribute
the £15 million necessary to build the new critical primary school.

Health Services

The last CQC Inspection of the Jubilee Medical Group on 17 May 2023 is set out below:

Jubilee | England

Indicator MG Avd Comment
The percentage of respondents to the GP patient Significant
survey who responded positively to the overall 35.8% 72.4% WENEULY
experience of their GP practice (negative)
ey i o by ot oy Sopifcan
7.1% 52.7% RELEULY

to get through to someone at their GP practice on
the phone

(negative)

The percentage of respondents to the GP patient Variation
survey who were satisfied with the appointment (or 46.2% 71.9% (uagative
appointments) they were offered '
The percentage of respondents to the GP patient 28.5% 48.6% Variation
survey who responded positively to the overall ’ ' (negative)




| experience of making an appointment | | |

The Infrastructure Project Schedule, 2026, merely states the need for a review of primary
and community healthcare capacity covering Hartley and New Ash Green at the appropriate
stage to identify the most effective way to accommodate additional patient demand arising
from planned development.

All major development and site allocations within Hartley and New Ash Green to financially
contribute. A capacity assessment will be undertaken at the appropriate stage to identify the
most effective way to accommodate additional patient demand arising from planned
development. Consequently, the feasibility, let alone the level of funding for future primary
and community healthcare is unknown at the stage of planned growth for Hartley.

Traffic

The Infrastructure Project Schedule, 20286, identifies a new/improved bus service between
New Ash Green, Hartley and Longfield Station. All major development and site allocations
within Hartley and New Ash Green are to financially contribute £1.5m to provide one bus
service for 5 years. There is currently no funding for a new/improved bus service between
New Ash Green, Hartley and Longfield Station and no viability study to demonstrate that the
major development proposals within the Hartley and New Ash Green area will be able to
contribute the £1.5 million necessary to provide one bus service for 5 years. Crucially, the
impact of development needs to be evaluated beyond 5 years once the developers’
contributions are no longer available.

It should be noted that the Sevenoaks Local Plan Tests Report, July 2026, identifies notable
increases in traffic flows on Ash Road through Hartley and, in particular, towards Longfield
station at am and pm peaks even with modal shift assumptions.

The Ash Road/ Castle Hill junction is identified as a *hot spot’ within the Tests Report.

Many of the junction and link 'hot spots’ identified in the 2042 Forecast Baseline persist
under the 2042 Local Plan scenario. However, the additional growth generated by the
proposed development sites further exacerbates capacity pressures, leading to a
deterioration in performance at a number of junctions and along several corridors across the
district. The introduction of modal shift assumptions (5—10%) result in only modest
reductions in traffic flows, with limited impact on junction performance or journey times and
key congestion issues remain.

It should also be noted that the report has been submitted in draft form and is subject to
review by Kent County Council (KCC) and National Highways (NH).

Sports Facilities and Natural and Semi Natural Greenspace

The capacity of existing sports facilities also requires improvement as a result of new
development. The Infrastructure Project Schedule, 2026 identifies the need for financial
contributions towards improvements to the football pitches at Manor Field and the indoor and



outdoor facilities at Corinthians Sports Club and Hartley Country Club are reguired by alt
major development and site allocations within the facilily catchment,

Financial contributions are also required from all major development and site allocations
within 2 walking caichment towards improvements to the qualily of natural and semi natural
greenspace at Hartley Wood, the former iandfill site adioining Hartley Wood and Foxborough
Woaod,

Water Supply

The ability of South East Waler to supply sufficient drinking water {o serve the number of
dwellings brought forward through the Sevencaks Local Plan is predicted as ‘a moderate or
uncertain negative effect’ in the Sustainability Appraisal {Para. 5.13.4}.

The Infrastraciure Project Schedule, 2028, states:

‘Recent incidents of wafer supply disrupfion in parts of Kent, including Tunbridge
Wells and Kemsing, have hightighted the importance of maintaining a resifient and
refiable water supply. These events, which in some cases left customers withou!
water for several days, are understandably of concem, particularty in the coniext of
planned growth and fthe need o ensuwre... access lo waler, as a basic necessity...’

The infrasiructure Project Schedute identifies critical works to Hartiey Water Treatment
Works fo upgrade booster pumps, install new water quatity monitors and deliver new water
maing for the period 2025 — 30 but does not confirm that the £2 7Ym scheme has been
funded by the water company. Further growth wilt add pressure on water supply in an area
already lacking water resilience.

in this context, Harlley Parish Council wishes to draw attention 1o the conciusion of the
Sustainability Appraisal (Para. 9.13.4)

‘It will be important 10 account for the representations received from the Environiment Agency
and the waler compariies whien confirrning that the plan is scund and appropriate to submit,
and then when considering polential madifications as parf of the Examination in Public’.

Conclusion

The NPPF (Para 11) states that all plans should promote a sustainable pattem of
development that seeks to .. align growth and infrastructure. ..’

Policy 8T1 has not been rolustly tested to ensure that major development proposals can
deliver strategic infrastructure {the Policy rightly states that they must).

For Hartley, the feasibility, let alone the level of funding necessary for future primary and
commiinity healthcare is unknown at the stage of planned growth. The proposed new
primary schoof is thappropriately located and its financiat viability has not been tested,
Simitarly, the viability of a new bus service, improved sports and natural facilities have not
been individually or cumulatively tested. Even if financially viable, the bus service only has a
5 year life. Meanwhile, key paris of the local road nelwork, especially junction 'hot spots’ are
predicted to become more congested.



Communities are exasperated with insufficient social, green, transpor and water
infrastricture accompanying new development. Without an amendment to the Local Plan,
Hartliey Parish Council iz exiremely concerned that existing infrastructure issues will be
compounded by new developmeant.

For this reason, Harlley Parish Council strongly object to Policy ST1 which is not justified by
appropriate evidence or consistent with national policy in enabling the delivery of sustainable
development in accordance with Para_11 of the NPPF,

Changes required to Policy 8T1 of the Regulation 19 - Sevenoaks
District Local Plan, 2026

in order to ensura Policy ST1 is in accordance with national policy and is jusiified, Hartiey
Parish Counci wish to see the Classification of Settlements methodology amended to
include an 800m buffer around services rather than 1200m and the points awarded for
neighbouring services and facilities adjusted accordingly.

in order t0 ensure Policy 5T1 is in accordance with national policy and is justified, Harlley
Parish Council require the Local Plan fo demonstrate through appropriate evidence that
major development proposals at Hartley and New Ash Green are able to deliver all of the
identified crifical strategic infrastructure identified in the infrastructure Project Schedule,
2026 as necessary fo serve the new development and achieve sustainable development as
defined in the NPPF,



Policy $ST4 Greenfield Grey Belt Site Allocations Housing and
Mixed-Use

Site ST4-23 Land adjacent to Banckside and Downs Valley, Hartley

Hartley Parish Council consider Policy ST4-23 - Land adjacent to Banckside and Downs
Valley, Martiey not to be consisient with national policy in relation to defining Green Belt
bhoundaries, conserving and enhancing the natural and historic environment, and use of the
hest and most versatile agrivulturat land. In addition, Policy ST4-23 is not justified as an
appropriate strategy for this site as it is inconsistent with the Local Plan Policy ST1 and
Fawkham Neighbourhood Plan Policies FNF1 and FNPS.

Policy 5T4-23 not consistent with national policy
Green Belt Boundary

inn order to allocate this site for housing development, the Local Plan would need to propose
its release from the Green Beit. The NPPF states that, when defining Green Beft boundaries,
plans should ‘define boundaries clearly, using physical features that are readily recognisable
and Hkaly to be permanent’. (Para 149). There is no strong readily recognisable physical
feature which would define the proposed new edge of the Green Belt that would be likely to
be permanent. The Sustainabilily Appraisal reiterates the Interim Sustainability Appraisal that
there are clear concems regarding securing a new {sreen Belt hotindary in reiation to this
site. The proposed allocation would therefore not be consistent with national policy.

Conserving and enhancing the nalural environment
Landscape Impact

Partly due to the absence of any recognisabie green belt boundary and partly as a result of
its elevated location, without specific design requirements developmient would be likely to
have an adverse impact on the sensitive landscape character of the Lower Fawkham Valiay,
important public views and the seffing of the Grade 1 St Many’s Church (dating from the
12th Century) as well as Baldwin's Green Conservation Area.  The Parish Council is very
concerned that development would be visible from the valley sides and poterntially from the
valley floor andfor the Conservation Areafsetting at Baldwins Green, iess than 400m distant.

The District Council's Landscape Sensitivity Assessment, 2017 states that while the area
assessed as Hartley/MNew Ash Green West in which this site is situated has an overall
sensitivity assessment of low-medium for residential development: *I'ha dramalic steeper
sfopes of the try vafley... have higher sensitivity” and that “Hie sfopes in the west of tha area
are more visually prominent and thus more sensitive”. It further goes on o provide guidance
to "ensure any new buitf development is well infegrated into the Iandscape” and “protect the
setting of valued heritage assets including the Conservalion Area af Baldwins Green.”



The Hartley and Fawkham Local Landscape Character Assessments, 2022 identify the site
as being within the Lower Fawkham Valley Local Landscape Characler Area. The noted
valued landscape gualities include:

+ Prominent non-developed slopes which contribute to views and sense of place.

* The strongly-rural character.

« Opery treed horizons which reinforce the rural character of the LLCA {properties

i Hartlay are not visible from Valley Road, and only limited rooftops may be

glimpsed from the footpath below Churchdown Wood on the opposite side of the
valieyl.

+ Baldwin's Green Conservation Area {and the Listed 5t Mary's Church building

within it} and their setfings, which create a strong and muich appreciated sense of

place and history.

+ Notable views within the LLCA and also beyond as far as London to the west,

There is strong visual connectivity across the LLCA, with views east-west across the valley
from the upper vailey sides. There is therefore strang intervisibility between Harley and
Fawkham Parishes within this LLCA. The sloping nature of the topography means that much
of the LLCA i highly visible, and there are many views from ianes, footpaths and accessible
areas within it.

The NPPF states that planning policies shotdd contribute to and enhance the natural and
tocal environment by recognising the intrinsic character and beauty of the countryside (Para.
187} This is clearly defined in the Landscape Sensitivity Assessment, 2017 and the Harlley
and Fawkham Local Landscape Character Assessments, 2022,

The Development Brief includes a vision of a sensifive transition between the existing
settiement edge and the open rural landscape beyond but seeks new outwards facing built
form which sits harmoniously along the western boundary of the site. As worded, the
Development Brief would permit cutward facing development along the elevated western
houndary of the site where there is no natural or permanent boundary.

The Development Brief omits any reference to the Important Public Views defined in the
Fawkham MNeighbourhond Plan which should be maintained without adverse impact,

The Development Brief is not sufficiently specific about requiring a wide and substantial fres
belt along the western boundary which would be effective all year round at screening
development from the Fawkham Valley, important Public Views and the Baldwins Green
Conservation Arsa and Grade 1 listed 5t Mary's Church whilst also providing a recognisable
and permanent revised Green Belt Boundary.

Consequently, development of the proposad allocation site would not respect the landscape
guahlies or ensure develapment would not visually intrude onto the undeveloped horizons
and undevefoped slopes of the Lower Fawkham Valley Local Landscape Character Area_ in
particular, with no well defined boundary, development would detract from the strongly rusal
character of the valley. Currently, properties in Hartley are not visible from Valley Road, and
only fimtited rooftops may be glimpsed from the foolpath below Churchdown Wood on the
opposite side of the valtey. The proposed allocation would not be consistent with national
palicy,



Best and Mosf Versalite Agricufiural Land

Figure 8.5 of the Reguiation 19 Local Plan shows the site as grade 3a. As good quality
agricuitural land (BMV), the Parish Councit consider this should be recognised in the assessment
for suitability in accordance with the NPPF (Para. 187).

The site is currently in active agricultural use (the Open Spaces Study 2018 is incorrect in
describing the site as part of an area of naturat and semi-natural open space;).

Groundwater Sowrce Fratechon Zone

The site is located within Zone 1 of a Groundwater Protection Zone and no evidence has
heen presented to demonsirate that the impact of the proposed scale of development on the
safe supply of water would be acceptable.

Conserving and enhancing the historic environmerit

Bakdwing Gresn Conservation Area includes the loose knit cluster of historic buildings at the
junction of Valley Road and Castle Hill, including the Grade 1 Parish Church of 3t Mary. The
Conservation Area and Grade 1 listed bullding have 2 generally open setting. The ancient
woadland, historic field paftern, important hedgerows, open character and tranguillity alf
contribute to the significance of the Baldwins Green Conservation Area. Local topography
and the absence of development means that views from the Conservation Area are
uninterripted.

The NPPF staies that when considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should be given to the asset’s
conservation (Para. 212}

The Developinent Brief emphasises the importance of the setting of the Grade 1 listed
Church of St Mary but the Parish Council consider the open and unspailed setting of
Baldwins Green Conservation Area to be of equal importance.

Development within the proposed allocation site which would be visible on the prominent
ridgeline to the east from the Conservation Area and Church would not praserve and
enhance the setting of these heritage assets and would not be consistent with national
policy.

Infrastructure Capacily

The NPPF states that plans should apply a presumption in favour of sustainabile
development which means that all plans should promaote a sustainable patiern of
development that seeks to align growth and infrastructure (Para. 11). More detailed policies
for specific areas or neighbourhoods can include the provision of infrastructure and
community facilities at a local level (Para.29). Plans should set out infrastructure



requirements such as that needed for education, heaith, franspor, flood and water
manageiment, green and digital infrastructure {Para.35).

The Sustainabdlity Appraisal reiterates the concern expressed in the interim Sustainability
Appraisal that that development of 5T4-23 would not be of 2 scale sufficient to deliver new
community infrastructure to the benefit of Hartley (Para. 5.4.68).

As well as development at Harlley, the Parish Councl express real concemn about the impact
of the proposed development in New Ash Graen (844 dwellings), in particutar on traffic
volume and impact on the doctor's surgery {which already serves Hartiey, Fawkham, New
Ash Green and Longfield), schools and other services.

Facilities and Infrastruciure

Were the more reasonable distance of 800m consistent with natiohat advice adopted, the facilities
which are readily accessible by sustainable modes of transpor would be reduced, This would be
particularly the case if the distance was measured from the more representative centre of Hartley
rathar than the edge.

The faciiities at New Ash Green are not within the 800m threshold, even if the measurement is
taken from the edae of Hartley,

Schools

The Parish Council have not seen evidence from the Local Education Authority {Kent County
Coungil) to flustrate that the local schools have capacity to accommodate the proposed
dgevalopment at Harfley.

‘The infrastructure Project Schedule, 2026, identifies a site for a major new 2FE primary
school with a 28 place nursery to serve all major development and site allocations within
Hartley on the south side of New Ash Green (Policy ST4-26 Land south of Redhill Road).
This criticatl infrastructure is located even beyond the inappropriate measure of 1.2km from
Hartley along a roude predicted o become more congested in the Sevenoaks Local Plan
Tests Repori, Jualy 2026

Whilst this site is considered inappropriate to serve Hartley, imporiantly there is currently no
funding for the new primary school and no viability study to demonstrate that the major
development proposals within the Hartley and New Ash Green area will be able to contribite
the £15 million necessary to build the new critical primary school.

Health Services

The last CQC Inspection of the Jubilee Medical Group on 17 May 2023 is set out below:

Indicator i Juhilee EEnglamj Commaent




MG Avg

The percentage of respondents to the GP patient gnifica
survey who responded positively to the overall 35.8% 72.4% ariatic
experience of their GP practice egative

The percentage of respondents to the GP patient
survey who responded positively to how easy it was
to get through to someone at their GP practice on
the phone

7.1% 52.7% ariatio

The percentage of respondents to the GP patient Variation
survey who were satisfied with the appointment (or 46.2% 71.9% (negative)
appointments) they were offered =
The percentage of respondents to the GP patient Vs

e Variation
survey who responded positively to the overall 28.5% 48.6% (negative)
experience of making an appointment e

The Infrastructure Project Schedule, 2026, merely states the need for a review of primary
and community healthcare capacity covering Hartley and New Ash Green at the appropriate
stage to identify the most effective way to accommodate additional patient demand arising
from planned development. Consequently, the feasibility, let alone the level of funding for
future primary and community healthcare is unknown at this stage to support planned growth
for Hartley.

Traffic and Transport Network Capacity

The Infrastructure Project Schedule, 2026, identifies a new/improved bus service between
New Ash Green, Hartley and Longfield Station. All major development and site allocations
within Hartley and New Ash Green are to financially contribute £1.5m to provide one bus
service for 5 years. There is currently no funding for a new/improved bus service between
New Ash Green, Hartley and Longfield Station and no viability study to demonstrate that the
major development proposals within the Hartley and New Ash Green area will be able to
contribute the £1.5 million necessary to provide one bus service for 5 years. Crucially, the
impact of development needs to be evaluated beyond 5 years once the developers’
contributions are no longer available.

It should be noted that the Sevenoaks Local Plan Tests Report, July 2026, identifies notable
increases in traffic flows on Ash Road through Hartley and, in particular, towards Longfield
station at am and pm peaks even with modal shift assumptions.

The Ash Road/ Castle Hill junction is identified as a ‘hot spot’ within the Tests Report.

Many of the junction and link ‘hot spots’ identified in the 2042 Forecast Baseline persist
under the 2042 Local Plan scenario. However, the additional growth generated by the
proposed development sites further exacerbates capacity pressures, leading to a
deterioration in performance at a number of junctions and along several corridors across the
district. The introduction of modal shift assumptions (5-10%) result in only modest
reductions in traffic flows, with limited impact on junction performance or journey times and
key congestion issues remain.




It should also be noted that the report has been submitted in draft form and is subject to
review by Kent County Council (KCC) and National Highways {NH}.

The SHELAA 2026 notes that ‘there /s limited capacity on the transport nefwork, which would
require further consideration should this site move forward in ihe Locat Plan process'’

Sports Facifities and Nalural and Semi Natural Gresnspace

The capacity of existing sports faclities also requires improvement as a result of new
development. The infrastructure Project Schedule, 2026 identifies the need for financial
contributions towards improvements to the football pitches at Manor Field and the indoor and
outdoor facilities at Corinthians Sports Club and Harttey Country Club from all major
development and site allocations within the facility catchment.

Financiat contributions are also required from all major development and site allocations
within a walking catchment towards improvements fo the quality of natural and semi natural
greenspace at Hartley Wood, the former landfill site adjeining Hartfey Wood and Foxborough
Yiood.

Cornclusion

The NPPF (Para.11) states that all plans should promote a sustainable pattern of
development that seeks to ".__afign growth and infrastructure...’

The Local Plan has not been robustly tested to ensure that the major development allocation
of Policy 5T4-23 Land adjacent to Banckside and Downs Valley, Hartley can deliver strategic
mirastructure {the Policy rightly states that they must).

For Harfley, the feasibiiity, let alone the level of funding necessary for future primary and
community heaithcare is urknown at the stage when development is being planned. The
proposed new primary scheol s inappropriately located and its financial viability has not
been tested. Similarly, the viability of a new bus service, improved sports facilities and
greenspaces have not been individually or cumulatively tested. Even if financially viable, the
bus service only has a 5 year life. Meanwhile, key parts of the local road network, especially
junction 'hat spots', are pradicted to become more congested.

Communities are exasperated with insufficient and delayed social, green and transport
mirastruciure accompanying new development.



Policy ST4-23 not justified

Policy ST4-23 is not an appropriate housing alfocation as # is inconsistent with key aspects
of the Local Plan Palicy ST1 as well as the Fawkham Neighbourhood Plan Policies FNP1
and 8.

Policy ST1 states:

Major development proposals must ... defiver strafegic infrastructure, and respond positively
fo alf refevant evidence base documents.

As set out with reference to consistency with national policy, it Is clear from the Sustainability
Appraisal that there is real concern that proposed allocation ST4-23 will not deliver
conveniently and sustainably accessible strategic or local infrastructure requirements
including future primary and community healithcare, a new primary school, transport
infrastructure and improved sporis facilities and greenspaces.

Fawkham Neighbourhood Plan Policy FNP1 — Protection and Enhancement of Landscape
Character - states that a proposal for development will only be permitted where it would:

¢} ensure developmert would nof visuatly intrude onto the undeveloped horizons and
undeveloped sfepes of the Lower Fawkham Valley'.

The Pevelopment Brief for the allocation site would not ensure development would not
visually intrude onto the undeveloped horizons and undeveloped slopes of the Lower
Fawkham Valley Local Landscape Character Area. [n particular, with no well defined
boundary, development would detract from the strongly rural character of the valley.
Currently, properties in Hartley are not visible from Valley Road, and only limited rooftops
may be glimpsed from the footpath below Churchdown Wood on the oppasite side of the
valiey.

Whitst considering landscape impact, it is important to consider the impact on imporiant
views.

Neighbourhood Plan Policy FNP1 also states that proposals for development should
maintain and not adversely impact the distinctive views of the surrounding countryside from
puiblic vantage points, in particular the important Public Views defined in Idap 2. Due partly
to the absence of any strongly recognisable boundary and the local topography,
development of the proposed aliocation site would be likely to have a significant adverse
impact on three of the defined imporiant public views.

1 Locking east Looking towards Churchdown Woods {a Local Wildlife
south east from | Site and Ancient Woodland) across a typicat North Downs
PROW SD160 landscape of fields and blocks of woodland, with further
close to the Anciernt Woadiand on the lsft, Representative of the
Parish ‘Prominent non-developed siopes’, “openitreed horizons'
boundary, notth | and 'strongly rural character’ valued fandscape qualities




"of Churchdown

Wood.

described in the”l'.andscape Character Assessment for the
Lowar Fawkham Valley Local Landscape Characler Area.

e

Locking solth
from woodiand

Eastern side of the Lower Fawkham Valley with view of |
church meadow, Churchdown Wood (Local Wildlife Site,

edge on PROW | Ancienf Woodland) and further woodland. Representative
86212 of the 'Prominent non-developed slopes’, 'open/ treed
horizons’ and 'strongly rurat character' valued landscape
qualifies described in the Landscape Character
Assessment for the Lower Fawkham Valley Local
Landscape Character Area, The view encapsulates the
character and selting of Baldwins Greaen Conservation
Area, including St Mary's Church (Grade | listed), forming
part of 'the treescaped setting of the church’ and
demonstrating the 'rural qualities of the area' noted in the
Conservation Areza Appraisal.
Looking Views across from the westem vafiey side [o the eastern
eastisouth east | valley side of the Lower Fawkham Valley and into the
across the Central Fawkham Valiey showing fields, the church
valley from the | meadow and hedgearow (church obscured by frees in
edge of sumimer), and woedland {some ancient woodland).
Churehdown Typical chalk downland view, Representative of the
Woods on ‘Prominent non-developed slopes’, ‘openfireed horizong’
PROW SD60 | and 'strongly rural character', and of the ‘dominance of

tandform and vegetation, rather than buildings’, 'views
across the valley from viewpoints on valiey-side foolpaths’
and ‘strongly-rural.. with lifte setllement’ valued
landscape guafities described in the Landscape Character
Assessment for the Lower Fawkham Valley and Central
Fawkham Valley Local Landscape Characler Areas,
respectively. One of the ‘particularly striking views’
mentioned in the Landscape Character Assessment. The
view encapsulates the character and selting of Baldwins
Green Conservation Area, including St Mary's Church
(Grade { Iisted) forming part of ‘the lreescaped setting of
the church’ and demonstrating the 'rural qualities of the
area’ noted in the Conservation Area Appraisal. St. Mary's
church spire can be seen within the view during winter

{ months.




¥ c} ..
Extract from Fawkham Neighbourhood Flan Map 2

The proposal would not be consistent in compliance with Neighbourhood Plan Policy FNP1.

Fawkham Neighbourhood Plan Policy FNP8 - Heritage — states:

‘The open rural character of Baldwin's Green Conservation Area and its setting should be
preserved and enhanced. Any development should be designed to a high quality and retain
those ... open spaces, trees and views which make a significant contribution to the character
of Baldwins Green Conservation Area.’

Development within the proposed allocation site which would be visible on the prominent
ridgeline to the east from the Conservation Area and Church would not preserve and
enhance their setting and would be contrary to Neighbourhood Plan Policy FNP8.

2. Do you have any comments on or suggested changes to the proposed policy/site?

Hartley Parish Council seek the deletion of housing allocation Policy ST4-23 Land adjacent
to Banckside and Downs Valley, Hartley in order to ensure the Local Plan is consistent with
national policy and justified.

The Local Plan states that Parish Councils play an important role in identifying local
infrastructure needs (Para.9.10) and that development briefs have been prepared for site
allocations to articulate clear priorities and an ambitious vision for each site and incorporate
the necessary on site infrastructure improvements and set out each site’s expected
contribution to the wider provision and enhancement of infrastructure required to support



sustainable growth (Para.9.9}. If the Inspector is minded to retain the housing allocation
within the Sevenoaks District Local Plan, Hartley Parish Councit would expect:

v A Development Brief which requires:

- alandscape-ted development with areas of strategic planting linked to the Local
Ecological Network (as identified in the Fawkham Neighbourhood Plan {Map 4)

- awide and substantial tree helt along the western boundary which would be
effective all year round at screening developrent from the Fawkham Valley,
important Public Views and the Baldwins Green Conservation Area and Grade 1
Ested 51 Mary's Church whilst aleo providing a recognisable and permanent
revised Green Belt Boundary

- the use of fand cut, and fower scales of development towards the western edge
of the sile, where nacessary

- Biodiversity net gain measures which include creating finkages between
Churchdown Wood and the Ancient Woodland sither side of ST4-23 to improve
connectivity within the Local Ecological Network

« Provision of sufficient infrastructure improvements including primary and community
healthcare and primary school facilities within walking distance of Hartley

= Financial contributions towards improvements {o the footbail pitches at Manor Fisld and
the indoor and outdoor facilities at Corinthians Sports Club and Hartley Country Club and
green infrastructure:

- improvements fo the qualily of natural and semi natural greenspace at Hartley
Wouad

- interpretation boards within Churchdown Wood desceribing the Ancient Woodiandf
Local Wildlfe Site and the access routes through it

- improvements to PRoWs by changing stiles to gates at Churchdown Wood and
the routes o i
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Policy ST3 Previously Developed Land Site Allocations
Housing and Mixed-Use

Site ST3-2 — Fawkham Business Park, Fawkham Road

Hartley Parish Council consider Site ST3-2 Fawkham Business Park, Fawkham Road,
Fawkham not to be consistent with national policy in relation to supporting a prosperous rural
economy, sustainably located housing development and achieving well-designed places. In
addition, Site ST3-2 is not justified as an appropriate strategy for this site as it is inconsistent
with the Local Plan's Spatial Vision, Policies EMP1, EMP3, H8, T1 and T2 and contradicts
the District Council's own supporting evidence.

Fawkham Business Park

Fawkham Parish Council's evidence states the Business Park comprises six buildings
ranging in size from 55sgm to 831sq m, with total built form 1702 sq m, containing 9 units
plus a site manager’'s dwelling.

The units are converted farm !f S ——— = ';-er.—' 7= :l
: !

buildings of various construction
types and ages. The majority
are steel portal frames with
metal profile clad roofs and
walls: others are timber clad
above brick with metal profile
roof and solid wall construction.
In addition, a farm building is
converted to a site manager’s
dwelling.

Fawkham Business Park

Buildings occupy a limited part of the site. The site also comprises associated servicing and
parking areas. The buildings are well set back from Fawkham Road behind a wide grass
verge and service road. The buildings to the west of the site are cut into a rising valley slope.

Existing uses include iron work/welding; car servicing; vehicle body repairs; race car
servicing and hire; sheet metal work; window manufacturers; and kitchen
manufacturer/supplier/designer. Many long-term tenants; some units with bespoke fit outs.

The site has one vacant unit, which is not currently being marketed.

Fawkham Business Park provides a range of unit sizes, is in good condition and has only
one vacant unit. There remains demand for this type of premises and the site contributes to
local employment provision and the sustainability of the Parish.



Policy §T3-2 not consistent with national policy
Supporting a prosperous rural economy

The MPPF states that significant weight should be placed on the need to support economic
growth laking into account iocal business needs (Para. 85} and that planning policies should
enable the sustainable growth and expansion of business in rural areas both through
conversion of exiating buildings and well-designed new buildings (Para 88). Policies should
recognise that sites to meet {ocal business needs may have to be found in locations that are
not well served by public transport but that the use of previously developed land should be
encouraged.

Sustainability of focation for housing

The NPPF states that when assessing the allocation of sites for development it shouid be
ensurad that

‘a} sustainable transport modas are prioritised faking sccount of the vision for the site, the
ype of deveiopment and its focation,

b} safe and suitable access to the sife can be achioved for alf users’ (Para. 115).

The SHELAA, 2026 states that the site is in a sustainable location, close to key services and
facililies. More detailed assessment demonstrates this not to be the case.

Hartley

The SHELAA assumes that the site focation being within 250m of the urban confines of
Hartley means that 'This sife is therafore considered Io be in a sustainable focation, close to
Key services and facitifies’. A more detailed analysis demonstrates that this is not a
sustainable location for 28 new dwellings.

in realily, {he site is located a significant distance from the services of Hartley, connected by
a steep gradient hill. Importantly, there are no safe, direct or convenient conneciions by road
footway or cycle route between Hartley and the site.

Key Facility Distance from Fawlkham
Business Park Sustainahfe
using adopted roads* connections**
Hartley Primary School 2.224m No
Leigh Academy Hartley 1,440m MNo
{nearest Secondary School)
Hartigy Post Office 1,885m Mo
Cherry Trees Local Centre, Hartley 2.516m Mo
Woodland Avenue 2.049m No

Racreation Ground

and play area

*using adopted road connections

** whether there is a continuaus, 2m, step-free, well lif, surfaced connection and whether the roads
provhde a safe environment for cyclists



Longfield

All facilities in Longfield are located to the north of the railway line (with the exception of the
London-bound station platform).

Whilst the site may be within walking distance of Longfield (located within Dartford Borough)
and Longfield Train Station, it is not safely connected with Longfield on foot or cycle.

The narrow tapering footway from Longfield does not - =
extend under the narrow railway bridge into Fawkham.
The footway on the Longfield side of the bridge is also
on the other side of the road to Fawkham Business Park
meaning pedestrians leaving the proposed allocation
site would be required to cross the road to reach the
footway.

Absence of foolway leading from Longfield under railway
bridge

The traffic using this narrow archway makes movement for vulnerable users such as
pedestrians and cyclists dangerous.

A less direct alternative via the redeveloped largely
brownfield Salts Farm Depot site to the east is equally
impractical as a footway/ cycleway connection. This
journey would require pedestrians to cross Fawkham
Road where there are no footpaths, progress through the
housing site and access a stepped footbridge over the
railway line via a narrow, steep hoggin footpath and an
unlit car park on the Bramblefields Estate. The width,
gradient, surface material and footbridge make the alternative
crossing inaccessible and/or unattractive for cyclists and
pedestrians.

Narrow, steep hoggin footpath leading fo stepped railway bridge
crossing

Active Travel England Standing Advice Note provides an appropriate set of qualitative criteria for
footpaths/ways:



‘2.6 Foolpathsiways fo locaf amenilies should conform to the Nakional Design Guide standards of
being safe, direct, convenient and accessible for people of alt abifities, which includes but is not
lirnited to routes that:

«  have a roirimurn width of 2m, with fimited pinch points no fess than 1.5m;
are step-fres;

have a smnoth, even surface;

have seating af regular infervafs;

are uncitfiered;

+ have good natural surveiifance and clear lines of sight;

« have streel ighting:

s have wayfinding: and

«  have crossing points sulfable for the speed and traffic flow of the road(s)’

- » @
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This detailed assessment illusirates that there is no convenient, continuous, accessible
sustainable connection between the proposed aliocation site and Longfield and on site
inspeclion shows that it is impractical or unviable for such a sustainable link to be created.

The introduction of additional housing not served by sustainable transport modes and which
would result in an unacceptable impact on highway safety would not be consistent with the
MPPF (Paras. 115 andi18).

Contrary 1o the SHELAA, 2028 conclusions, the site is not in a sustainable location in terms
of sustainable modes of transport and would be inconsistent with the NPPF. The Parish
Council note that the District Council refiised permission in principle for a single dwelling on
Land South of Salts Farm, Fawkham Road (26/01786/PiP), ¢ 100m south of Fawkham
Business Park, as the site is not within a sustainable location and would therafore fail to
comply with Paragraph 115 of the NPPFE,

Hartley Parish Councii object to the site being classified as part of Hartfey in order to justify
the allocation within a Primary Service Seitlement, rather than in a hamiet. it is sited on
Fawkham Road and incated within Fawkham Parish. The site is remote from Hartley and its
facilities. Whilst the site may be within & buffer of Hartley's settlement boundary, there are no
safe, direct or convenient connections by road, footway or cycle route betwesn Harlley and
the site. In planning terms, the site refates more to the hamlet of Fawkham than Harlley.

Achieving well-designed places

Hartley Parish Council does not consider that the Development Brief for Site $T3-2 -
Fawkhar Business Park {which forms part of Policy 8T3) lo be consistent with the NPPE. In
partictiar, i contains ne guidance from the Local Planning Authority on the interpretation of
planning policies in relation to this specific site including layout of the developrent; scale,
massing and height of buildings, landscaping; design criteria; and addifional infrastructure
and facilities to be provided, including off-site requirements (as advised, for example, in
Government's Planning and Development Briefs: A Guide to Belier Practice).



Whilst Policy DE4 - Design Guides and Codes - aims to reguire new development of more
than 20 new dweilings fo produce a Design Guide/Code as part of the application process in
partnership with the Local Planning Authority and the local community, the Parish Council
considers it more appropriate that guidance is given in the Local Plan in order to propery
assess the appropriateness of the allocation and its capacity and to ensure the design
requirements necessary to suitably accommodate development have the status of Local
Pian policy.

Fawkham Business Park is set within the Lower Fawkham Valley Local Landscape
Character Area as noted within the Harlley and Fawkham Local Landscape Character
Assessments, 2022, One of the valued landscape qualities is its strongly-rural character
(with the railway ling and emtbankment to the north marking a distinct break from the built up
area of Longfield}.

The NPPF states that planning policies should contribute to and enhance the nattiral and
local environment by recognising the infrinsic characler and beauty of the countryside
{Para.187). The Government also stresses the imporiance of retaining the openness of the
Green Balf {(Para. 142).

Furthermore, the NPPF states that good design is a key aspect of susfainable development,
creates belter places in which o live and work and helps make development acceptabie to
communities and that being clear about design expectations, and how these will be tested, is
essential for achieving this {Fara. 131).

The Development Brief for Site $T3-2 provides no guidance on how the spatial and visual
apenness of the Green Belt is to be maintained or how the development is to respect the
landscape qualities of the Lower Fawkham Valley Loca! Landscape Characler Area. The
Development Brief is wholly inadequate in this rural location within the Green Belt and would
not provide sufficient guidance. in the absence of such guidance, evidence i not available
which demonstrates that an appropriate, site-specific, assessment of the capacity of this site
has been undertaken, Daspite this, the SHELAA, 2026 Development Brief assers:

‘The Develapment Brief work hias assessed the capacily of this site and i is considered
capable of accommodating 28 rasidential units.”

A densily of 42dph is proposed for Site ST3-2 Fawkham Business Park. Whilst industrial in
character, the existing buildings are wall set back from Fawkham Road behind a wide grass
verge and service road, and, to the west of the site, are cut into a rising valley slope. The
Parish Council objects to the high densities in rural areas included within Policy HY -
Housing Density and Intensification and proposes 20 — 35 dwellings per heclare at the edge
of villages or rural locations. At 20 - 35dph this site woultd accommodate 13 - 23 dwellings.
Tha outline planning application granted on appesal on the disused and derslict Salt Fanm
site opposite (at a time when the District Council did not have a 5-year housing fand supply}
has a more appropriate density of 3ddph. A gain of 13 - 23 dwellings {or 28 dwellings if the
Council's inappropriate densily is applied) does not outweigh the loss of well used and
suitable employment floorspace in a consirained District seaking to retain such floorspace
and in a Parish with a dynamic rural economy.



Whilst the Regulation Local Plan is being examined under the provigions of the NPPF 2024,
future planning applications will be appraised under the NPPF, 2028, Policy L3 {b) and {c} do
not apply to this site as it is not well connected to Longfield railway station. Even if L3¢ were
applied, a2 minimum density of 35 dwellings is advocated which is more appropriate for a
development which miust not cause substantial haim o the openness of the Green Balt
{(NPPF Para. 154q) and which must contribute to and enhance the natural and local
environment by recognising the intrinsic character and beauty of the countryside (Para. 187).

Site 573-2 not justified

Site §T3-2 is not an appropriate housing allocation as it is inconsistent with key aspects of
the Local Plan Spatial Vision, Policy HB, Policies EMP1 and EMP2 and the Council's own up
to date evidence.

As has been illustrated, the proposed allocation site is not well related or sustainably linked
to Longfield, Longfield Station or Hartley.

Allocating a site for 28 dwellings at Fawkham is not in compliance with the Local Plan Policy
3T1 for ondy small-scale, limited, or infill development at hamlets where #t will support rural
communities and the wider rural econemy.

A key aspect of the Local Plan Spatial Vision includes ensuring the delivery of the right type
of employment space and supporting the rural economy.

The Local Plan states: ‘Given the ruraf nature of Sevenoaks District, the rural economy,
more so than in other areas of Kenl, is integraf lo ihe sticcess of the wider economy.’ (Para.
3.15),

The Regutation 19 Local Plan Employment and Economy Strategic Objective OB 16 is fo
‘Safeguard, intensify and oplirmise the use of exisling employment land and premyises,
supporting their continued rofe int the rural economy’, whitst Objective OB17 is to ‘Support
the diverse and resifient rurat economy, including the growith and adaptation of rural
erterprises i1 localions appropriate to thelr funcfion”

{o inform the economic strafeqy of the .ocai Plan, the Council commissioned an Economic
Needs Study and a 2025 update. Together they form a robust assessment of the
performance of the District's economy and commercial property market and determine future
employment flcorspace needs over the Plan perfod to 2042. They conclude: ‘The industrial
fmarket is performing well and growing, driven in part by an increased demand for storage
and distribution foorspace. This has led to minimal vacancy rates throughout the District.’
Suhject to the District not losing further business sites, the Study concludes that an
additional 14,60G0sgm floorspace is needed for general industryf storage and distribtition
{Use Classes B2/B8} {Parish Council emphasis).

As a consequence, the Sevenoaks Economic Neads Study - 2025 Update recormimends that
commercial land and premises shouid be retained unless § can be demonstrated thal the
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yse is no longer feasible or viable. [n addition, it recommends continuing to work with rurad
fandowners to formulate specific polictes that will encourage the growth and development of
the rural economy, reflecting is key role in the Districl.

Based on this evidence and Strategic Objectives, Strategic Local Plan Policy EMP1 -
Delivering Economic Success states:

1. The Council will ensure that proposals for economic development.

a. Protect and opfimise existing employmeant land and premises, including through
regeneration, intensification and redevelopment where appropriate, to support the neads of a
madern ecanomy;’

Simitarly, Policy EMP3 Retaining and Optimising Existing Employment Land states:

1. Any proposal thaf would undermine or diminish the role and function of designafed
employment land, as shown on the Local Plan Policies Map, will not be permitted unless i
can be clearly demonsirated that the proposal wowld nof prejudice the ability fo meet
identified employment needs over the Plan pertod.

Fawkham Neighbourhood Plan designates the proposed housing allocation as a site used
for business purposes which should be refained in busingss use unless & can be
demonsirated that there is no reasonable prospect of continued use for husiness purposes
during the Plan period. Para 3.18 of the Local Flan makes #t clear that Policy EMP3 applies
to sites designated through made Neighbawrhood Plans:

‘Where employment fand is identified or designated through made Neighbourhood Plans, it
will be ireated as designated employment fand for the purposes of this policy. Such sites wilf
he afforded the same paolicy considerations as other designaled employment fand,
recognising the rofe of Neighbourhood Plans in shaping local econoric priorities. These
sites are identified within the refevant Neighbiourhood Plan documents and are not shown
separately on the Local Plan Policies Map.'

Poticy EMP3 states that one of the exemiptions for retaining existing empdoyment land in Use
Ciasses B2, B8, E(c) or E{g) away from those uses is where the land has haen aliocated for
an alternative use through the Local Plan. Demonstrably, this ailocation has not been
justified for this site.

if an atlocation is not made in the Local Plan, the site would only be released if:

‘B, The Council's Economic Needs Study recommends the fand for refease,

c. The land iz demonstrably unsuitable for ils existing or last use {see FParagraph 3.15 for
guidance on the implementation of this criferion); or

¢l It is demonstrated thaf the existing or last use is unfikely fo be faken up for its cantinued
use by anofher ownerfoccupler and is no fonger viable {see Paragraphs 3. 16 and 3.17 for
guidance on the implemeniation of this criferion).’

The SHELAA June 20286 states:

‘.. existing employment sffes ... were assessed in exactly the same way as the housing and
mived use sifes, but with the ENS conclusions on the assessment of existing employrnent



sites a key factor in determining whelher the existing employment uses on these sites could
be lpst or not” (Para 5.3}

In accordance with Policy EMP3, the District Council normally require proposals for the
change the use of axisting employment land in Use Classes 82 88, E(¢) or E{g) to be
avidenced by demonstrating comprehensive and professional marketing of the land at its
axisting use of last use at an appropriste price, laking into account existing market
conditions and the condition of the land/building{s). Marketing should have been for ifs
existing usea or last use, followed by other suitable uses within Use Classes B2, B8, £E{¢) and
Efg). # should have bean carried oul for a period of 12 continuous months in the case of
designated employment land and & continuous months in the case of all other employment
{and, prior o the submission of an application at a time when the site was, or soon wilf be,
available.

Marketing evidence shouid include examples of agents used, adverds published, dates when
active markeling was carried out and information on any interest received, and why this did
not resdlt in a sale or new let. The Council may reguire a review of the information submitted
by an independent consultant.

The proposead 573-2 housing allocation at Fawkham Businass Park, Fawkham Road,
Fawkham is an existing employment site which is meeling the needs of the iocal economy
and is important to the success of the rural economy.

in the North West Kent area the commercial properly market is ssen by agents as
exceptionally streng, with an extremely Emited supply. Units offering adeguate parking are
very poptdar. There is very high demand for workshops and storage units, especially smaldler
urHts,

Hartiey Parish Council strongly object to the alloration of this business site for an alternative
use without the rigorous application of the District Council's own methodology. 1t is
unacceptable for the {oss of a business site {o an alternative use to be unsupported by such
evidence,

Even if such tests could be satisfied, such is the importance of retaining business flooispace,
that Policy EMP3 states that, in terms of allernative fand uses o be considered, a wholly
residential scheme is the leas! favoured use after alf other employment generating uses and
mixture of residential and employment generating use options have been exhausied.

At 0.67ha, the site qualifies as a Smaller Site under Local Plan Policy HB. However, the
allocation does not comply with Policy HS which states:

1. Proposals for new frousing developmertt on quafifying sites (no larger than one heclare}
wilf be required to meet the folfowing fechnical and design criteria:

c. Any loss of empioyment . use is robustly evidencad and reprovided where reqguired.”

A rabust case for the loss of this site from the supply of business sites has not been
presented. The loss of 1,700 sqm of suitable business units would have a substantial impact
on the supply of floorspace and in particular the local rural economy.



in relation o the toss of employment land, the District Council's Sustainability Appraisal
Report July 2026 states:

‘There is a clear need fo maximise PDL {or ‘brownfield’}, in order to minimise
pressure of greenfield, but this must be within reason acknowledging pofential issues,
including:

. Existing uses — there is a need {o apply due caution before supporting the
redevelapmerit of existing employment land for housing or mixed use development.’

As previously assessed, the site would fail the criteria in Local Plan Policy HWY which states
that new development should be located within safe, well-lit, and accessible watking distance
to services and faciiities and create opportunities for beller active travel to include provision
for safe cycle and pedestrian routes, in accordance with national policy and Local Pian
Policies T1 (Sustainable Movement Nelwork) and T2 (Sustainable Movement).

1 ocal Plan Policy T2 - Sustainable Movement states that al residential development must
provide a high degree of flexibility in travel mode choices, ensuring inclusive access for all
users and supporting walking, wheeling and cycling options (including demonstrating
appropriate links {0 the existing cycling and walking network in a way that improves access
to nearby services and facilities) to reduce reliance on private car trips. Glearly, this cannot
he achieved for the residential development proposed at the Fawkham Business Park site.

Changes required to Site $T3-2 of the Regulation 19 - Sevenoaks
District Local Plan, 2026

Hartley Parish Council wish to see the deletion of Site 5T3-2 in order to ensure the Local
Pian is in accaordance with national policy and is justified as an appropriate strategy for this
site bazed on the District CounciPs own evidence and consistent with other Regutation 18
Local Plan Policies.

The Local Plan states that Parish Councils play an important role in identifying local
infrastructure needs (Para.9.10) and that development briefs have been prepared for site
allocations to; anticulate clear priorities and an ambitious vision for each site; incorporate the
necessary on site infrastruciure improvements; and set out each site’s expected contribution
to the wider provision and enhancement of infrastructure required to suppor sustainable
growth (Para 8.8). if the Inspector ks minded to retain the housing allocation within the
Sevenoaks District Local Plan, Harlley Parish Council would expect.

+« A Development Brief following Governiment gulidance and best practice which
provides guidance on layout, scale, massing and height of buildings; landscape;
design and infrastructure such that the spatial and visual openness of the Green Belt
could be maintained and the landscape qualities of the Lower Fawkham Vaillay tocal
{ andscape Character Area respected



A lower dwelling capacity which respects the rural focation within the Green Belt and
the L ower Fawkham Valley Local Landscape Characler Area

Reclassification of the site to Fawkham
Contributions towards infrastruciure identified in the Neighbourhood Plan:

- interpretation boards within the open space at Churchdown Wood describing the
Ancient Woodland/LWS and the access routes through i

- improvements to PRoWs by changing stiles to gates at Churchdown Wood and
the routes o i

- Craalion of linkages between Churchdown Wood and the Ancient Woodiand
either sida of 5T4-23 to improve connectivity within the Local Ecological Network
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Policy ST3 Previously Developed Land Site Allocations Housing
and Mixed-Use

ST3 - 3 Orchard Farm, Fawkham Road (Part PDL}

Hartley Parish Councit consider Site ST3 - 3 Orchard Farm, Fawkham Road, Fawkham not
to be consistent with national poticy in relation to defining Green Belt boundaries, sustainably
located housing development, minimising impacts on and providing net gains for biodiversity
and achieving well-designed places. In addition, Site ST3-3 is not justified as an appropriate
strategy for this site as it is inconsistent with the Locat Plan's Spatiat Vision, Policy T1 —
Sustainable Movement Network and Policy T2 - Sustainable Movement.

Factual Amendmaeant

This allocation on a 0.81 hactare site is in iwo parts, although 0.44ha of the site comprising
the previously developed land {western site) has aiready been redeveloped with 8
bungafows (as shown on SDC's own Local Plan Policies map) {(Application Nos,
23/01184/FUL and 24/02120/MMA). As redevelopment of previously developed fand, the
application was considerad to be consistent with Green Belt policy (NPPF Para. 149g). That
part of the development would not therefore require amendment to the Green Belt.

In order that the Local Plan is up fo date and does not to double count the contribution of this
site, the western part of the allocation should be deleted and the remaining eastern part, d
retained as an allocation, should be rectassified as entirely greendisld, moved to Policy 574,
and the dwelling capacity reduced accordingly.

Not consistent with national policy

Green Belf Boundary

In order to allocate this greenfiald site for housing development, the Local Plan would need
to propose its release fromt the Green Belt. The NPPF is clear that when defining Green Beit
boundaries, plans should 'define boundaries clearly, using physical features that are readily
recogiisable and likely fo be permanent’ {Para. 149).

The ratbway line with embankment forms a strong readily recognisable physical boundary
between the huilt up area of Longfield and the Lower Fawkham Valley. The Lower Fawkham
Valley principally comprises fields and woodtands on both sides of the Fawkham Valley, as
well as land along Castle Hilk.

The proposed greenfield housing allocation site would breach the readily recognisable
Green Belt boundary and there would be clear concerns regarding securing a new reéadily
recognisable Green Belt boundary which is likely to remain permaneant. Without such a
clearly defined physical boundary, there is the real prospect of development creeping info
open countryside along the Lower Fawkham Vallay which contributes o the jocal landscape
character, views and sense of place: Harnley and Fawkham Lecal Landscape Characler

1



Assessments, 2022 (hitps:#fawkhamparishcouncil gov.ukfwp-
contentfuptoads/2023/06/Fawkham-Parish-Landscape-Character-Assessment-Complete-
FINAL-vZ pdf).

The Sustainability Appraisal reiterates the Interim Sustainabilily Appraisal that site 873 -3
‘does not relate well fo the setffement edge’

Sustainable [ coafion

The NPPF states that when assessing the allocation of sites for develepment it should be
ensured that;

‘a} sustainatie Iransport modes are priorilised taking account of the vision for the site, the
Ivpe of development and its location;

b} safe and suitable access to the sife can be achieved for aff users' (Para. 115).

The SHEELAA 2026 states that the site is in a sustainable location, close to key services and
faciiitias, More detaited assessment demonstrales this not to be the case.

Harlfey

The SHELAA assumes that the site location being within 250m of the urban confines of
Hartiey means that ‘This sife is thereflore considered to be in & sustainable focation, close 1o
key services and facifitios’. A more detailed analysis demonstrates that this is not a
susiainable location for 34 new dwellings.

i reality, the site is located a significant distance from key services of Hartley, connected by
a steep gradient hill. Importantly, there are no safe, direct or convenient cennections by road,
footway or cycle route between Hartley and the site,

Key Facility Distance from Orchard Farm Sustainable
using adopied roads* connections**

Harlley Primary School 2,304m Mo

Letah Academy Hartiey 1,360m Mo
{nearest Secondary School)

Hartley Post Office 1,.945m Mo
Cherry Trees Local Centre, Harlley 2. 438Bm Mo
Woodland Ave Recreafion Ground 1.9858m No

and play area

“using adopted road connections
** whether there is a continuous, 2m, step-free, wel lit, surfaced connection
and whether the roads provide a safe environment for cyclists



Longfield

Al facilities in Longfield are located to the north of the railway line (with the exception of the
London-bound station platform).

Whilst the site may be within walking distance of Longfield (located within Dartford Borough)
and Longfield Train Station, it is not safely connected with Longfield on foot or cycle.

S

The narrow tapering footway from Longfield does not
extend under the narrow railway bridge into Fawkham.
The footway on the Longfield side of the bridge is also
on the other side of the road to Orchard Farm meaning
pedestrians leaving the proposed allocation site would
be required to cross the road in front of the bridge to
reach the footway.

Absence of footway leading from Longfield under railway
bridge

The traffic using this narrow archway makes movement for vulnerable users such as
pedestrians and cyclists dangerous.

A less direct alternative via the redeveloped largely
brownfield Salts Farm Depot site to the east is equally
impractical as a footway/ cycleway connection. This
journey would require pedestrians to cross and walk along
Fawkham Road, around a bend, where there are no
footpaths or street lighting, progress through the housing
site and access a stepped footbridge over the railway line
via a narrow, steep hoggin footpath and an unlit car park
on the Bramblefields Estate. The width, gradient, surface
material and footbridge make the alternative crossing
inaccessible and/or unattractive for cyclists and pedestrians.

Narrow, steep hoggin footpath leading to stepped railway bridge
crossing




Active Travel England Standing Advice Note provides an appropriate set of qualitative criteria for
footpaths/ways:

‘2.6 Foolpathsiways to local amenitios should conform to the National Design Guide standards of
heing safe, direct, conveniertt and accessible for peaple of sff abilities, which includes but is not
fimited to routes that:

»  have a minimum width of 2m, with imited pinch points no less than 1.5m;
v are stepfree;

= have a smaolh, evan surface;

» have seating at regufar infervals;

+  are uncluftered:

+  have good natural surveiffance and clear fines of sight:

= have sireet fighting:

«  have wayfinding: and

» have crossing points suftable for the speed and traffic flow of the roadys)’

This detailed assessment itlustrales that there is no convenient, continuous, accessible
sustainable connection belween the proposed allocation site and Longfield and on site
inspection shows that it is impractical or unviable for such a sustainable fink 1o be ¢reated.

The introduction of additional housing not served by sustainable transport modes and which
wolld restdt in an unacceptable impact on highway safety would not be consistent with the
NPPF (Paras. 115 and116).

Contrary to the District Council's conclusions, the site is not in a sustainable location in terms
of sustainable modes of transport and is not consistent with the NPPF. The Parish Council
note that the District Council refused permission in principle for a single dwelling on Land
South of Salts Farm, Fawkham Read {28/01786/PIP), around 150m south of 3T3-3, as the
site is not within a sustainable location and would therefore fail to comply with Paragraph
155 of the NPPF.

Hartley Farish Council object to the site being classified as part of Hartley in order to justify
the alincation within a Primary Service Settlement, rather than at a hamiet. it is sited on
Fawkham Road and located within Fawkham Parish. The site is remote from Hartley and its
faciities. Whilst the sile may be within a 250m buffer of Hartley's settlement boundary, there
are no safe, direct or convernient connections by road, foolway or cycle route betwean
Hartley and the site. In planning terms, the sHte refates more to the hamiet of Fawkham than
Hartley.

Minimising impacts on, and providing nef gains for, biodiversily

in response {o the site allocation in the Regulation 18 Local Plan, Natural England stated:
‘The eastern parcel of HARTS [now ST3 — 3] consists of Priority Habitats Invertory —
Traditional Orchrard, As such, we advise this allocation should have regard for paragraph
192b of the NPPF and Policy BW2 of your Plan to conserve, restore and enhance priority
habitats.’



The NPPF {Para. 192b) states that in order to protect and enhance biodiversity and
geadivarsity, plans should promote the conservation, restoration and enhancement of priority
habitats.

Despite such advice from Natural England, the Development Brief states: ‘The eastern
parcel forms an area of scrubh and woodland'. It appears that the conservation of the Priority
Habitat has heen ignored in allocating this site.

Achieving well-designed places

The District Councif's SHELAA, 2025 appears to have incorrectly appraised the site. The two
paris of the site are not separated by Fawkham Road. A railway line forms a strong boundary
to the north, not residential development, with business developmant 1o the south.

The Parish Councit does not consider that the Development Brief for ST3 - 3 — Orchard
Farm, Fawkham Road (which forms part of Policy ST3) to be consistent with the NPPF. in
particular, apart from reference to an QOverhead! Underground Cable Route, it contains no
site-specific design guidance on the interpretation of planning policies in relation to this
specific site including layout of the development; scale, massing and height of bulidings,
tandscaping; design criteria; and additional infrastructure and facilities to he provided,
including off-site requirements (as advised, for example, in Government's Planning and
Development Briefs: A Guide to Better Praclice).

The remaining undeveloped pan of the allncation is a greenfield site within the Lower
Fawkham Valley Local Landscape Character Area as noted within the Harley and Fawkham
Locat Landscape Assessments, 2022

The NPPF states that planning policies should contribute to and enhanca the natural and
locat environment by recognising the intrinsic character and beauty of the countryside
(Para.187). The Government also stresses the importance of retaining the openness of the
Green Belt (Fara. 142).

Furthermore, the NPPF states that good design is a key aspedt of sustainabie development,
creates better places in which o Jive and woerk and helps make development acceptabie o
communiiies and that being clear about design expectations, and how these will be tested, is
essential for achieving this (Para 131).

There is no guidance on how the spatial and visual openness of the Grean Belt is to be
maintained or how the development is to respect the landscape gualities of the Lower
Fawkham Valley Local Landscape Character Area. The Development Brief is inadequate for
this greenfiefd site in this rural focation within the Green Belt and would not provide sufficient
guidance. Inthe absence of such guidance, evidence is not avaitable which demonstrates
that an appropriaie, site-specific, assessment of the capacity of this site has been
undertaken,

As approximately half of the 0.81ha. site has been developed with 8 dwellings, the proposed
allocation as currently wiitten requires 28 dwellings to be located on the remaining site of
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stme 0.4ha. at a density of 85dph. The Parish Council objects to the high densities in rurat
areas included within Policy H7 - Housing Density and Intensification and preposes 20— 35
dwellings per hectare at the edge of villages of rural locations. At 20 - 35dph the remaining
part of this site would accommeodate approximately 8 -14 dwellings, closer to the previously
developed brownfield portion of the land.

Whilst the Regulation 19 Local Plan is being examined under the provisions of the NPPF
2024, future planning applications will be appraised under the NPPF, 2026. Policy £3 (b} and
{c} do not apply to this site as it is not well connected to Longtield railway station, Even if L3¢
were applied, a minimum density of 35 dwellings is advocated but this may be lowered if less
than 10 dwellings are proposed for the site and where it can be demonstrated that meeting
the standard is inappropriate on a greenfield site such as this in order to retain the openness
of the Green Belt and respect the landscape contexd of the Lower Fawkham Valiey.

Policy $T3-3 not justified

Site 5T3-3 is not an appropriate allocation for the Orchard Farm site as it is inconsistent with
the Locatl Plan.

Not consistent with the Regulation 19 Local Plan

As has been Hustrated, the proposed allocation site is not well related or sustainably tinked
to Langfleld, Longfield Station or Hartley.

Allocating a site for 34 dwellings at Fawkham is not in compliance with the Local Plan Policy
571 tor only small-scale, limited, or infilf development at hamiets where it will support rural
comimunities and the wider rural economy.

Conlrary to the District Council's conclusions, the site is not in a sustainable focation in terms
of sustainable modes of transport. The site would fail the criteria in Local Plan Policy HW1
which states that new development should be located within safe, weli-lit, and accessible
walking distance to services and facilities and create opportunities for better active travel to
include provision for safe cycle and pedestrian routes, in accordance with national poficy and
Local Plan Policies T1 {Sustainable Movement Natwork} and T2 {Sustainable Movement).

Lacal Plan Policy T2 - Sustainable Movement states that all residential development must
provide a high degree of flexibility in travel mode choices, ensuring inclusive access for aif
users and supporting walking, wheeling and cycling options (including demonstrating
appropriate links to the existing cycling and walking network in a way that improves access
to nearby services and facilities) to reduce refiance on private car trips. Clearly, this cannot
be achieved for the residential development proposed at the Orchard Farm site,

The Net Trip impact of the consented 8 bungalows (Application Nos. 23/011684/FUL and
24/02120/MMA} was caleulated as being very close to the former industrial space of
1158sgm and consequently no highway improvemeants to the access or visibility splays were
required. However, the fotal allocation praposed for this site is 34 dwellings which will far



exceed the previous trip rates and i is unclear whether a new access with satisfactory
visibility splays for such a scale of development can be achieved.

2. Do you have any commentis on or suggested changes to the
proposed policy/site?

Hartiey Parish Council seek the deletion of housing allocation ST3 - 3 Orchard Farm,
Fawkham Road in order to ensure the Local Plan is consistent with national policy and
justified.

Part of the site (Application Nos. 23/01164/FUL and 24/02120/MMA) which is consistent with

the NPPF {(Para. 148g) has already been developed and requires deletion from the Logal
Plan.

The Local Plan states that Parish Councils play an important rofe in identifying local
infrastructure needs {Para.8.10) and that development briefs have been prepared for site
allocations to articulate clear priorities and an ambitious vision for each site and incorporate
the necessary on site infrastructure improvements and set out each site’s expected
contribution to the wider provision and enhancement of infrastruciure required 10 support
sustainable growth (Para.8.9). ¥ the fnspector is minded lo retain the housing allocation
within the Sevenoaks District Local Plan, Hartley Parish Council would expect:

» A Development Brief following Government guidance and best practice which
provided guidance on: tayout; scale, massing and height of buildings, landscape;
design and infrastructure such that the spatial and visual openness of the Green Belt
could be maintained, the fandscape qualities of the Lower Fawkham Valley Local
Landscape Characler Area and the important Public Views identified in the Fawlkham
Neighbourhood Plan respected and maintained and the traditional orchard could be
retained and enhanced.

« Alower dwelling capacity which accords with the rural location within the Lower
Fawkham Valley Local Landscape Character Area

« Reclassification of the sile to Fawkham

« Reclassification of the site to Policy $T4 — Greenficid Grey Belt Site Allocations






Policy TLC1 Resilient Town and Local Centres
Policy TLC1 identifies Cherry Trees as a Local Centre within Hartley.

The Parish Councit strongly support the policy which seeks to resist the loss of shops and
services where they are serving a local need, parlicularly where they are considered ‘key'

sustainable services in the Setttement Hierarchy, unless it is thoroughly demonstrated that
the use is no longer suitable.






Policy H7 Housing Density and Intensification

Harliey Parish Council strongly object to the proposed edge of the urban confines of higher
tier settiements density of 40-60 dweliings per hectare as it represents an inappropriate
strategy for the Plan area and in particular the edge of Hartley and i3 potentially not
consistent with Government policy.

Whilst the densities are expressed as guidelines and subject to the absence of detrimental
impacts on locat character or amenity, the Policy states that proposals are ‘expecied lo
acihere to the guidelines in the first instance’ and there is no paint in including such
iHustrative guidelines for edge of the urban confines of higher tier settiement sites unless
they are considered achievable in the majority of cases.

The Gavernment places significant emphasis on well-designed places.

The NPPF (Para. 1358) emphasices that, as well as optimising the potential of a site,
planning policies should at the same fime ensure developments are able lo add to the
overall quality of the area, are visually atfractive as a result of good layout and appropriate
and effective landscaping and are sympathatic to local character and history, including the
strrounding landscape setting.

There are too many exampiles of hard edges to setilements where intrusive suburban or
urban development of uniformly sized, closely-spaced dwellings result in a cramped,
overdeveloped appearance with poor reference to the rural character at the edge of a
settlernent. There is often inadequate space for significant planting between buildings,
roadsifootpaths, visibility splays, driveways, open space, biodiversity net gain etc. Gardens
will normally be small or nen-existent.

The majority of the Pian area is located in a National Landscape or forms part of its setling.
The NPPF (Para. 189} states that great weight should be given to conserving and enhancing
jandscape and scenic beatity of Nationat Landscapes which have the highest status of
protection in relation o these issues. The Management Plans also seek to conserve the
setting of the National Landscape.

Qutside the National Landscape the District comprises atiractive and distinctive counfryside
including within Hartley Parish. The District Council's Landscape Sensitivity Assessment,
2017 and the Parish Councils’ Fawkham and Harttey Local Landscape Character
Assessments, 2022 depict the jandscape qualities of the area. Policy NE1 Landscape,
including National Landscapes states that the landscape character of the District's
countryside, outside of the National Landscapes, should be conserved and, where possible,
ernhanced.

The optimal density in edge of setifement locations should not be so high that they do not
enable development sympathetic to local character, especially the surrounding landscape
setting. There must be space for development {including roads, parking and other hard
surfaced areas) to avoid harmful impacts on existing trees (inchuding Anclent Woodland,
Ancient and Veteran Yrees, and those protected by TPOs} and hedgerows and their Root



Protection Areas, allow biodiversity corridors and sufficient biodiversity net gain, provide
substantial iandscaping within the site and to ensure a successful transition of development
into open countryside. Only by setling a density which ensures such development is
achievable will development become more acceptable to comimunities.

The Development Briefs prepared for proposed alfocations at the edge of villages and rural
tocations in pariicular illustrate the lack of any appropriate assessment of the design and
tayout of the development or the capacity of the site. Insufficient evidence has been
prepared to test whether the densities proposed in Policy HY can be achieved without
adverse conseguences on the spatial and visual openness of the Green Belt or the
surrounding fandscape, instead it appears that these are the densities necessary for the
Local Plan to gel close to meeting the identified housing need on the selected allocations.
Without such evidence of rigorous testing in this policy-constrained environment, Policy M7
cannat be justified as appropriate.

A net density of 35 dwellings per hectare for development at the edge of the urban confines
of higher tier settlements and 20 — 35dph for the edge of villages and rural locations would
allow a more successfud transition between the built up area and the open countryside.

2. Do you have any commaents on or suggested changes to the propesed policy/site?

The Parish Council would support an alternative approach to Policy H7 as follows (deletions;
additions):

2. Proposais are expected to adhere to the following guidelines, where they can be achieved
without a detrimental impact on local character or ameanity:

= in highly sustainable locations including town centre locations and close to transport
hubs, densities in excess of 150 dwellings per hectare should be achieved:;

+ in existing built up areas, densities of 50-150 dwellings per hectare should be
achieved:

« Al the edge of the urban confines of higher tier settiements, densities of 40-50 35
dwellings per hectare should be achieved: and

» Within and at the edge of villages and rural locations, densities of 3080 20-35
dwelfings per hectare should be achieved



