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Disclaimer
This document is intended to aid the preparation of the Neighbourhood Development Plan (NP) and can be used
to guide decision making, and, if the Qualifying Body (QB) chooses, as evidence to support draft Neighbourhood
Plan policies. It is not a neighbourhood plan policy document. It is a ‘snapshot’ in time and may become superseded
by more recent information. The QB is not bound to accept its conclusions. If landowners or any other party can
demonstrate that any of the evidence presented herein is inaccurate or out of date, such evidence can be presented
to the QB at the consultation stage. Where evidence is presented that conflicts with this report, the QB should seek
advice from the Local Planning Authority in deciding how to take new information into account in the draft
Neighbourhood Plan. An explanation and justification for all decision making should be documented and submitted
with the draft Neighbourhood Plan, together with supporting evidence.
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Executive Summary
Horsmonden Parish Council is in the process of producing a draft Neighbourhood Development Plan and is looking
to ensure that key aspects of its proposals will be robust and defensible.
The Horsmonden Neighbourhood Development Plan, which will cover the whole of Horsmonden Parish, is being
prepared in the context of the Tunbridge Wells Borough Local Development Framework and the emerging Local
Plan, which sets out a strategy for Horsmonden Parish which includes a requirement to deliver approximately 225305 (an average of 265) new dwellings on three allocated sites in the plan period. The Horsmonden Neighbourhood
Plan Group are seeking to assess the remainder of available sites identified in the 2019 Strategic Housing and
Economic Availability Assessment to determine whether there are suitable sites that can be allocated as reserve
sites in the Neighbourhood Plan if the housing numbers cannot fully be met through the draft proposed Local Plan
allocations. These potential allocations would be alternatives or additions to the three proposed allocations in the
emerging Local Plan to ensure the plan area delivers enough housing to meet local need.
Tunbridge Wells Borough Council, through the work being undertaken to prepare the emerging Local Plan, has
undertaken a comprehensive site appraisal of all sites that came forwards as a result of previous “calls for sites”
consultation. This work identified 25 sites for Local Plan allocation consideration. Horsmonden Parish Council has
asked AECOM to consider these sites for potential allocation in the Neighbourhood Plan, to identify the best options
as reserve sites for potential allocation in the Neighbourhood Plan.
This report reviews all sites identified within the Neighbourhood Plan area in the Strategic Housing and Economic
Land Availability Assessment (2019), and looks again at all the sites that have been assessed but within the context
of allocation in the Neighbourhood Plan.
It is important that any site assessment and selection process carried out is transparent, fair, robust and defensible
and that the same criteria and process is applied to each potential site. Equally important is the way in which the
work is recorded and communicated to interested parties so the approach is transparent and defensible.
This report finds that SHELAA assessments for Sites 82, 108, 291 and 324, Draft Local Plan allocation AL/HO3,
are reasonable to be carried forward as suitable sites for development. How the sites connect to the village centre
along Goudhurst Road however remains an outstanding issue. Sites 321, 322 and 377 are potentially suitable for
development as reserve sites to the west of the village (with Site 162 (allocation AL/HO2)) to potentially deliver part
of the housing requirement, subject to landscape and highways issues being resolved.
Other sites adjacent to the Limits of Built Development, such as Sites 207, 355 and 378 have been assessed as
unsuitable. While sites 207 and 355 are physically well related to the built form of the village, these sites have
overarching landscape and access constraints respectively.
The site selection process should include consultation with Tunbridge Wells Borough Council and with all site
promoters to understand how each option or/and sites could help the Parish Council fulfil the objectives of the
emerging Horsmonden Neighbourhood Development Plan.
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1. Introduction
Background
1.1

AECOM has been commissioned to undertake an independent site assessment for the Horsmonden
Neighbourhood Plan (NP) on behalf of the Horsmonden Parish Council. The work undertaken was agreed
with the Parish Council and the Department for Communities and Local Government (DCLG) in May 2020.

1.2

The Neighbourhood Plan, which will cover the Parish of Horsmonden within the Borough of Tunbridge Wells
(Figure 1), is being prepared in the context of the Tunbridge Wells Borough Local Development Framework,
whose adopted Development Plan includes the Core Strategy 2010, Site Allocations Local Plan 2016 and
the Saved Policies of the Local Plan 2006. The emerging Draft Local Plan 2016-2036 was consulted on in
Autumn 2019 (Regulation 18).

1.3

The emerging Local Plan defines Horsmonden as a village and sets out a strategy for Horsmonden Parish
which includes a requirement to deliver approximately 225-305 (an average of 265) new dwellings on three
sites allocated in the Local Plan in the plan period. The Neighbourhood Plan Group are seeking to assess
the remainder of available sites identified for allocation consideration through the emerging Local Plan to
determine whether there are suitable sites they can allocate as reserve sites in the NP if the housing
numbers cannot fully be met through the draft proposed local plan allocations. These potential allocations
would therefore be alternatives or additions to the three proposed allocations in the emerging Local Plan to
ensure the plan area delivers enough housing to meet local need.

1.4

The NP will form part of the Development Plan for the Borough of Tunbridge Wells, alongside, but not as a
replacement for the emerging Local Plan. NPs are required to be in conformity with the strategic policies of
the Development Plan and can develop policies and proposals to address local place-based issues. In this
way it is intended for the emerging Local Plan to provide a clear overall strategic direction for development
of the Borough of Tunbridge Wells, whilst enabling finer detail to be determined through the Neighbourhood
Planning process where appropriate. Tunbridge Wells Borough Council (TWBC) acknowledges support for
the production of Neighbourhood Plans and that a dialogue on proposed allocations, as well as on other
Draft Local Plan policies relevant to specific neighbourhoods (such as the designation of Local Green
Spaces), will be maintained with the respective neighbourhood plan groups. If a neighbourhood plan group
is proposing to undertake allocations, then the strategic policy set out at the beginning of each individual
place shaping section provides the key contextual policy for housing numbers for those designated areas,
as well as for infrastructure requirements to support that growth.

1.5

Neighbourhood plans will be given increasing weight as they progress through their formal stages. In the
event of overlaps or conflicts with non-strategic Local Plan policies, particular regard will be given to the
respective stages of plan making and to the locally-specific focus and evidence base of relevant
neighbourhood plan policies.

1.6

TWBC, through the work being undertaken to prepare the emerging Local Plan, has undertaken a
comprehensive site appraisal of all sites (25 in total) within the NP area that came forward as a result of
previous “call for sites” consultations for the TWBC the Strategic Housing and Employment Land Availability
Assessment. They have identified 6 sites (sites 31, 82, 108, 162, 297 and 324) that they consider suitable,
available and deliverable and have allocated these on three sites (Policies AL/HO 1-3) in the Draft Local
Plan 2019 (Regulation 18) for approximately 225-305 new dwellings to be delivered in the Local Plan period
to 2036. In this context, the Parish Council has asked AECOM to undertake an independent and objective
review of all sites that have been assessed to recommend which sites best meet the NDP’s objectives, and
can potentially be put forward as alternatives or reserve sites to meet approximate housing provision, should
the draft housing allocations not be found sound to deliver in the Local Plan. The site appraisal is therefore
intended to guide decision making and provide evidence and options for site selection to help ensure that
the NP can meet the Basic Conditions 1 considered by the Independent Examiner should the neighbourhood
plan allocate sites, as well as any potential legal challenges by developers and other interested parties.

1

Available at https://www.gov.uk/guidance/neighbourhood-planning--2#basic-conditions-for-neighbourhood-plan-to-referendum
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1.7

This site appraisal has considered all SHELAA sites, as identified by TWBC, within the context of potential
allocation in the Neighbourhood Plan. The SHELAA findings for each site have been reviewed and site visits
have been undertaken to supplement and verify the findings.

Figure 1 Map of the Horsmonden Neighbourhood Area (Source: Tunbridge Wells Borough Council)
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2. Methodology
2.1

The approach to the site assessment is based on the Government’s Planning Practice Guidance. The
relevant sections are Housing and Economic Land Availability Assessment (March 2015) 2, Neighbourhood
Planning (updated February 2018) 3 and Locality’s Neighbourhood Planning Site Assessment Toolkit 4.
These all encompass an approach to assessing whether a site is appropriate for allocation in a
Neighbourhood Plan based on whether it is suitable, available and achievable. In this context, the
methodology for identifying sites and carrying out the site appraisal is presented below.

Task 1: Identify Sites to be included in the
Assessment
2.2

The first task is to identify which sites should be considered as part of the assessment.

2.3

For the Horsmonden NP, this included 25 sites identified within the Neighbourhood Plan boundary in the
most recent Strategic Housing and Economic Land Availability Assessment (SHELAA) for TWBC.

Task 2: SHELAA review
2.4

The sites identified in the SHELAA have previously been assessed by the Local Planning Authority to
establish which are suitable for development. To avoid duplicating work that has already been undertaken,
this neighbourhood plan assessment has reviewed the document to understand whether the site suitability
conclusions can be applied for each site as a neighbourhood plan site allocation.

2.5

The SHELAA review looks at whether new evidence exists for each site since the SHELAA was published
that could change the conclusions on site suitability/availability/achievability. New evidence could be in the
form of recent policy changes affecting the site in a recently published or draft Development Plan
Document, new landscape development guidance, or adjacent allocations or planning permissions
affecting the site.

2.6

The review will conclude if the SHELAA conclusions are robust in the context of a Neighbourhood Plan

Task 4: Consolidation of findings
2.7

Following a site visit, the SHELAA review was revisited to finalise the assessments and compare the sites
to judge which were the most suitable to meet the housing requirement.

2.8

A ‘traffic light’ rating of all sites has been given based on whether the site is an appropriate candidate to be
considered for allocation in the Neighbourhood Plan. The traffic light rating indicates ‘green’ for sites that
show no constraints and are appropriate as site allocations, ‘amber’ for sites which are potentially suitable
if issues can be resolved and ‘red’ for sites which are not currently suitable. The judgement on each site is
based on the three ‘tests’ of whether a site is appropriate for allocation – i.e. the site is suitable, available
and achievable.

Task 5: Indicative Housing Capacity
2.9

Housing yields have been calculated in the SHELAA for each site. The calculation is based on the
developable site area only and, for a potential housing site, a standard yield of 30 dwellings per hectare
applied to calculate a dwelling capacity for each site.

2.10

It is recognised that for some sites, when considered in more detail, a higher or lower density may be
appropriate to reflect the context of the site. A more refined density calculation will be used at a later stage

Available at https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment
Available at https://www.gov.uk/guidance/neighbourhood-planning--2
4
Available at https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/
2
3
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in plan making to inform site allocation policies, which will take full account of the context of each site and
its opportunities and constraints, such as location, surrounding character and environment.

AECOM
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3. Policy Context
3.1

The Neighbourhood Plan policies and allocations must be in general conformity with the strategic policies
of the adopted development plan, and it is recommended that consideration is given to the direction of
travel of the emerging development plan so that policies are not superseded by a newly adopted Local
Plan.

3.2

A number of sources have been reviewed in order to understand the context for potential site allocations.
This includes national policies, local policies and relevant evidence base documents.

3.3

National policy is set out in the National Planning Policy Framework (2019) 5 and is supported by Planning
Practice Guidance 6 (PPG). The NPPF is a high-level document which sets the overall framework for the
more detailed policies contained in local and neighbourhood plans.

3.4

The key documents making up the adopted statutory development plan 7 for the Borough of Tunbridge
Wells are:
•

Tunbridge Wells Borough Core Strategy 2010

•

Tunbridge Wells Borough Site Allocations Local Plan 2016

•

Local Plan 2006 Remaining Saved Policies

3.5

TWBC are currently preparing their new Local Plan, with a Regulation 18 consultation for the Draft Local
Plan undertaken in Autumn 2019. When finally adopted, the new Local Plan will replace the existing 2006
Local Plan, the Core Strategy (2010) and the Strategic Sites Local Plan (2016).

3.6

Other documents considered in this assessment include the Tunbridge Wells Borough Landscape Character
Assessment Supplementary Planning Document (SPD) (2017), the Landscape Sensitivity Assessment of
additional settlements in Tunbridge Wells (including Horsmonden) (2018), and the Strategic Housing and
Economic Land Availability Assessment (2019).

Planning Policy
National Planning Policy Framework (2019)
3.7

The policies of relevance to development in Horsmonden are set out below, but this report has regard to
all other aspects of national planning policy where appropriate:
Paragraph 29 and 30 give Neighbourhood Planning communities the power to develop a shared vision
for their area, however neighbourhood plans must not promote less development than set out in strategic
policies for the area, or undermine those strategic policies. once a neighbourhood plan has been brought
into force, the policies it contains take precedence over existing non-strategic policies in a local plan
covering the neighbourhood area, where they are in conflict; unless they are superseded by strategic or
non-strategic policies that are adopted subsequently.
Paragraph 77 sets out that, in rural areas, planning policies and decisions should be responsive to local
circumstances and support housing developments that reflect local needs.
Paragraph 78 adds that, to promote sustainable development in rural areas, housing should be located
where it will enhance or maintain the vitality of rural communities. Planning policies should identify
opportunities for villages to grow and thrive, especially where this will support local services.
Paragraph 171 states that plans should allocate land with the least environmental or amenity value,
where consistent with other policies in the NPPF. Footnote 53 suggests that where significant
development of agricultural land is demonstrated to be necessary, areas of poorer quality land should be
preferred to those of a high quality.

Available at www.gov.uk/guidance/national-planning-policy-framework
Available at www.gov.uk/government/collections/planning-practice-guidance
7
Available at: https://beta.tunbridgewells.gov.uk/planning/planning-policy/existing-local-plans
5
6
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Paragraph 172 states that great weight be given to conserving and enhancing landscape and scenic
beauty in Areas of Outstanding Natural Beauty (AONB), with the conservation and enhancement of wildlife
and cultural heritage also important considerations in these areas. The scale and extent of development in
these designated areas should be limited. Planning permission should be refused for major development
other than in exceptional circumstances, and where it can be demonstrated that the development is in the
public interest. Consideration of such applications should include an assessment of:
a) the need for the development, including in terms of any national considerations, and the impact of
permitting it, or refusing it, upon the local economy;
b) the cost of, and scope for, developing outside the designated area, or meeting the need for it in
some other way; and
c) any detrimental effect on the environment, the landscape and recreational opportunities, and the
extent to which that could be moderated.
Footnote 55 states that, “for the purposes of paragraphs 172, whether a proposal is ‘major development’ is
a matter for the decision maker, taking into account its nature, scale and setting, and whether it could
have a significant adverse impact on the purposes for which the area has been designated or defined”.

Adopted Development Plan
3.8

Tunbridge Wells Borough Council’s adopted development plan consists of the adopted Tunbridge Wells
Local Plan 2006 (Saved Policies), the adopted Tunbridge Wells Core Strategy (adopted June 2010) which
sets out the broad strategy and vision for development within the District to 2026 and the adopted Site
Allocations Local Plan (adopted July 2016) which contains site allocations. The Core Strategy 2010 and
Site Allocations Plan 2016 have replaced many of the policies in the 2006 Local Plan; the remaining ones
have been saved.

Tunbridge Wells Borough Core Strategy 2010
3.9

The Core Strategy provides the overarching principles of the Local Development Framework by which the
essential development needs of the Borough will be delivered. The Core Strategy sets out a spatial vision,
strategic objectives and a delivery strategy which guides development. Within the Spatial Strategy
Horsmonden is identified as a Village, which will be expected to accommodate 6% of the total housing
requirement of the local planning area. This figure is estimated at 360 dwellings for the plan period. The
Spatial Strategy seeks to protect the character of the Borough's villages by limiting new development to
be within the existing Limits to Built Development, unless it is specifically required to meet local needs.
The most relevant development Core Strategy policies are listed below:
Core Policy 1: Delivery of Development sets out that in pursuit of the Spatial Strategy the Borough
Council will allocate sufficient sites to meet the Borough’s known development needs. Priority will be given
to the allocation and release of previously developed land within the Limit of Built Development (LBD) of
settlements. Selected greenfield sites within and/or adjacent to the LBD of settlements in the main urban
area and small rural towns will also be allocated and released as appropriate to maintain a sufficient
phased supply of deliverable and developable land. Sites adjacent to or outside the LBD of villages will
not generally be allocated or released. Exceptionally, allocations may be made or sites be released in
locations other than as specified above where an identified need for any of the following types of uses
cannot be met on such sites: affordable housing (for local needs only) at the villages where the need
cannot be met on a site within the LBD.
Core Policy 4 Environment seeks to conserve and enhance the Borough's built and natural
environments by utilising the Borough Landscape Character Area Assessment 2002 to manage, conserve
and enhance the landscape as a whole. The Borough's heritage assets, including the designated High
Weald Area of Outstanding Natural Beauty, Listed Buildings, Conservation Areas, Scheduled Ancient
Monuments, archaeological sites and Historic Parks and Gardens will be conserved and enhanced and
special regard will be had to their settings.
Core Policy 6: Housing Provision requires new housing be delivered on sites to be allocated and
released in accordance with Core Policy 1. Sufficient sites will be allocated and released to enable a net
increase of 6,000 dwellings to be provided in the Borough in the period 2006 to 2026. At least 65% of all
AECOM
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housing development in the period 2006-2026 will be delivered on previously developed land. Housing will
be developed at a density appropriate to the specific character of the locality. It will contribute towards
achieving the overall regional target of 40 dwellings per hectare and will not generally be below 30
dwellings per hectare.
In the rural parishes, wherever possible, sites will be allocated to accommodate affordable housing to
meet local needs. Sites must be well related to the LBD of the village they are intended to serve.
Core Policy 14: Development in the Villages and Rural Areas sets out that approximately 360 net
additional dwellings will be delivered in the villages and rural areas on sites to be allocated and released
in accordance with Core Policy 1. New development will generally be restricted to sites within the LBD of
the villages. Development will be appropriate to the scale and character of the settlement. Sites capable of
accommodating 10 or more dwellings will be required to provide affordable housing. Outside the LBD of
villages, affordable housing to meet an identified local need in perpetuity may be allowed in accordance
with Core Policy 1(2). Village centres will be enhanced to provide a focus for communities. The loss of
local services will be resisted and the development of facilities, including community facilities, to meet
local needs will be encouraged. Designated buildings and areas of historic or environmental importance
will be conserved and enhanced to ensure the special character of the villages is maintained. The
countryside will be protected for its own sake and a policy of restraint will operate in order to maintain the
landscape character and quality of the countryside. The interrelationship between the natural and built
features of the landscape will be preserved, enhanced and, where necessary, restored, this being the
principal determinant of the character of the rural areas. Development will maintain the local
distinctiveness of particular localities. Non-motorised modes of transport between the rural settlements
and within the rural areas will be encouraged by ensuring that the existing network of public footpaths and
bridleways are protected, maintained and improved. Opportunities for new green routeways within, and
between, settlements, and between settlements and areas of recreation, will be identified and planned for
to encourage non-motorised modes of transport and to enhance biodiversity.

Tunbridge Wells Borough Site Allocations Local Plan 2016
3.10

The Site Allocations Local Plan guides future development on specific sites to meet the levels of growth
set out in the Core Strategy. The most relevant policies are listed below:
Policy AL/STR 1: Limit to Built Development indicates that the extent of the Limits to Built Development
is defined on the saved Local Plan Proposals Map for the villages.
Policy AL/STR 3 - Safeguarding Former Railway Lines safeguards the former railway line against
inappropriate new development that would compromise their reuse as alternative transport links.

3.11

Policy designations for Horsmonden can be viewed in Figure 2.

Saved Policies from the Local Plan 2006
3.12

Since the adoption of the Local Plan some changes have been made to the Local Plan as a result of the
'saving' of policies in March 2009, the adoption of the Core Strategy in June 2010 and the adoption of the
Site Allocations Local Plan in July 2016. Those saved policies of relevance are mapped in Figure 3 and
listed below:
Policy LBD1: Development outside the Limits to Built Development, as defined on the Proposals
Map (copied below), development will only be permitted where it would be in accordance with all relevant
policies. Policy LBD1 has been partially superseded by Site Allocations Local Plan.
POLICY EN5: Development within, or affecting the character of, a Conservation Area indicates that
proposals for development within, or affecting the character of, a conservation area will only be permitted
if the proposal meets a number of criteria, including preserving or enhancing the buildings and related
spaces which form the character and appearance of the area; and preventing the loss of trees, shrubs,
hedges or other features important to the character of that part of the conservation area in which the
proposal would be situated.

AECOM
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Figure 2 Site Allocations Web Map 8

Figure 3 Horsmonden Inset Proposals Map 2006

8

Available at: https://beta.tunbridgewells.gov.uk/planning/planning-policy/existing-local-plans/site-allocations-local-plan
AECOM
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POLICY EN18 Flood Risk does not permit development within undeveloped areas if the area is at high risk
from flooding but outside functional floodplains unless a particular location is essential and no suitable
alternative lower-risk location is available. In such exceptional circumstances, development will only be
permitted if the following criteria are satisfied:
1

Practicable and effective flood protection and mitigation measures would be proposed and maintained
for the lifetime of the development; and

2

Practicable and effective measures would be included as part of the development proposals to prevent
the increased risk of flooding elsewhere.

POLICY EN21: Areas of Important Open Space permits proposals for development affecting Areas of
Important Open Space, as defined on the Proposals Map, where no significant harm would be caused to
the appearance or open character of the designated area and the development would not materially detract
from the contribution which that area makes to the locality.
POLICY EN22: Areas of Landscape Importance permits proposals for development affecting Areas of
Landscape Importance, as defined on the Proposals Map, where no significant harm would be caused to
the appearance or landscape character of the designated area and the development would not materially
detract from the contribution which that area makes to the locality.
POLICY EN23: Important Landscape Approaches permits proposals for development affecting the
important landscape approaches to settlements, as defined on the Proposals Map, where no significant
harm would be caused to the appearance and character of the approaches and the development would not
materially detract from the contribution which that approach makes to the locality.
POLICY EN25: Development control criteria for all development proposals affecting the rural
landscape requires all proposals for development outside of the limits of Development to have a minimal
impact on the landscape character of the locality; have no detrimental impact on the landscape setting of
settlements; not to result in unsympathetic change to the character of a rural lane which is of landscape,
amenity, nature conservation, or historic or archaeological importance; and be located adjacent to existing
buildings or be well screened by existing vegetation.
POLICY H8: Affordable housing outside the Limits to Built Development permits residential
development outside the Limits to Built Development where no alternative site is available to meet local
housing needs within the Limits to Built Development, provided that the site would be well related in scale
and location to the village or town and its services; local needs exist and are documented in a
comprehensive appraisal of the parish or town; the local needs would not otherwise be met; the
development would be of a suitable size and character in terms of layout, materials and landscaping in
relation to the village or town; and the development does not contain any speculative or general demand
housing.
POLICY R1: Retention of existing recreation open space will only permit proposals that would result in
the loss of recreation open space, as defined on the Proposals Map, or open land with existing or potential
recreation value which is not protected by other policies in the Plan, where no deficiency in accessible open
space in the area exists or would result from the development, and no suitable alternative previouslydeveloped land is available to accommodate the development.
POLICY TP3 Multi-modal access for large-scale residential developments require proposals for largerscale residential development to demonstrate how the needs of pedestrians, cyclists and buses are met,
including the provision of new or improved segregated footways and cycleways within the site and
convenient and safe links to key destinations such as a defined Primary Shopping Area, Neighbourhood or
Village Centre, Economic Development Area, a school and public transport provision.
POLICY TP4 Access to the road network permits proposals provided the road hierarchy and the function
of routes (as set out in Appendix 6) have adequate capacity to cater for the traffic which will be generated
by the development, taking into account the use of, and provision for, alternative modes to the private car;
a safely located access with adequate visibility exists or could be created; within the Limits to Built
Development, as defined on the Proposals Map, an additional access or the intensification of use of an
existing access directly onto a Primary or District distributor, would not significantly worsen traffic conditions
in terms of delay or the risk of accidents; outside the Limits to Built Development, as defined on the
Proposals Map, the development would not involve the provision of an additional access or the
AECOM
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intensification of use of an existing access directly onto a Primary or Secondary route; and the traffic
generated by the proposal does not compromise the safe and free flow of traffic or the safe use of the road
by others. Where a proposal necessitates highway improvements, the developer will be required to meet
the cost of the improvements where these are fairly and reasonably related to the development.
Horsmonden is serviced by two District Roads (Lamberhurst Road and Maidstone Road) and two Local
Roads (Brenchley Road and Goudhurst Road).

Draft Local Plan 2019 (Regulation 18)
1.8

The emerging Tunbridge Wells Local Plan to 2036 is currently being progressed and was consulted on in
Autumn 2019 (Regulation 18). Although it is not adopted policy and therefore not the Development Plan that
the Neighbourhood Plan will be assessed against, the draft policies should be aligned with as the likely
future policy context. The relevant policies for Horsmonden Neighbourhood Plan are listed below:
Policy STR1 The Development Strategy sets out that the Local Plan will allocate land to meet the identified
needs of the borough over the Local Plan period, with 225-305 dwellings (average of 265 dwellings)
allocated in Horsmonden along with the expansion of primary school and new medical centre.
Policy STR8 Conserving and enhancing the natural, built and historical environment will conserve
and enhance the natural, built, and historic environment, including landscape assets, biodiversity,
geodiversity, priority habitats and species, and statutory and locally designated sites. This includes
conserving and enhancing the urban and rural landscape of the borough, including the designate High
Weald AONB; retaining and enhancing key characteristics or valued landscape features and qualities;
conserving and enhancing the natural beauty of the AONB; and conserving and enhancing designated and
non-designated heritage assets and their settings. Regard shall be given to the Historic England
Conservation Principles and the Council's Historic Environment Review, which identifies historic
environment themes particular to the borough.
Policy STR9 Neighbourhood Plans sets out that the preparation and production of neighbourhood plans
will be supported by the Council. Neighbourhood plans will be given increasing weight as they progress
through their formal stages. In the event of overlaps or conflicts with non-strategic Local Plan policies,
particular regard will be given to the respective stages of plan making and to the locally-specific focus and
evidence base of relevant neighbourhood plan policies.
Policy STR10 Limits to Built Development Boundaries sets Limits to Built Development for all
settlements as shown on the draft Policies Map. New development shall be focused within the Limits to Built
Development, where proposals accord with other relevant policies of this Plan. Outside the Limits to Built
Development, development will normally be limited to that which accords with specific policies of this Plan
and/or that for which a rural location is demonstrated to be necessary.
Policy STR/HO1 The Strategy for Horsmonden Parish sets out that, at the parish of Horsmonden, as
defined on the draft Policies Map, proposals shall accord with a number of requirements, including the below
which are of most relevance when considering housing site suitability:
1.
Approximately 225-305 new dwellings will be delivered on three sites allocated in this Local Plan in
the plan period (Policies AL/HO 1-3);
2.
Additional housing may be delivered through the redevelopment of appropriate sites and other windfall
sites and other windfall development in accordance with Policy STR 1;
3.
Sites outside the AONB but within the High Weald National Character Area, or close to the boundary
of the designated AONB landscape, will have similar characteristics and are likely to contribute to the
setting of the designated landscape. The AONB Management Plan and any supporting guidance will
be a material consideration for these sites (see Policy EN 21: High Weald AONB);
The LBD defined on the draft Policies Map now include the sites/part sites to be allocated at Policies
AL/HO 1, 2 (part), and 3 (part).
Policy AL/HO1 Land adjacent to Furnace Lane and Gibbet Lane (SHELAA reference: Site 31)
allocates land for residential development (C3) providing approximately 45-55 dwellings. Development on
the site shall accord with the following requirements:
•
•

Provision of a pedestrian link from the site to join up with the existing footway network;
Consideration of the feasibility of providing a pedestrian crossing on the Maidstone Road and, if
feasible, to provide this crossing; and
AECOM
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•

The layout and design of the scheme to give full consideration to the site's location on the edge
of the settlement and to provide a scheme that is sensitively designed and provides a suitable
urban edge to the settlement (see Policy EN 1: Design and other development management
criteria and Policy EN 20: Rural Landscape);

The supporting text for the policy states that ‘this site is an undeveloped site adjacent to the existing Limits
to Built Development at Horsmonden and is in close proximity to existing residential development. It adjoins
the Public Highway on all four sides: Gibbet Lane and Furnace Lane; There is an existing gate into the site
from Gibbet Lane, which is narrow; There is a current planning application (18/01976/FULL) 9 for 49 units at
the base date (April 2019). Dependent on the outcome of this application and, if approved, progress on site,
the allocation may be reviewed for the Regulation 19 Pre-submission version of the Local Plan.’
Policy AL/HO2 Land south of Brenchley Road and west of Fromandez Drive (SHELAA reference: Site
162) allocates land for residential development (C3) providing approximately 80-100 dwellings.
Development on the site shall accord with the following requirements:
•

•
•
•
•
•
•
•
•

9

The overall design of development, including vehicular access into the site (including the design
of visibility splays), should reflect the location of this site within the rural approach into
Horsmonden. Details of vehicular access into the site to be informed by a highways assessment
and by a landscape and visual impact assessment (see Policy EN 1: Design and other
development management criteria and Policy EN 20: Rural Landscape);
Provision of pedestrian access from the site to link with the wider footway network, to include
consideration of opportunities for pedestrian access only from the site via Fromandez Drive;
Provision of a buffer to Ancient Woodland on the western part of the site, as defined on the site
allocation plan (see Policy EN 15: Ancient Woodland and Veteran Trees);
Reinforcement of southern landscape boundary. It is expected that any built development is set
away, northwards, from this boundary;
Scheme to give consideration to, and take account of, adjacent historic farmstead (Oasthanger),
the Conservation Area and Historic Park and Garden (see Policy EN 7: Heritage Assets);
Opportunities to be explored for providing a replacement village hall and associated parking
within the site (see Policy EN 1: Design and other development management criteria);
Provision of suitable employment floorspace (N.B. This element of the policy will be further
refined before the Regulation 19 Pre-submission version of the Local Plan);

Application Status: Awaiting decision
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The supporting text for the policy states that this site is an undeveloped site adjacent to the existing Limits
to Built Development at Horsmonden, adjacent to some existing residential development. The site is
adjacent to Shirrenden Woods Local Wildlife Site, Ancient Woodland and lies within a larger Biodiversity
Opportunity Area and is adjacent to the Sprivers Historic Park and Garden. It lies within proximity of historic
farmsteads and to the north, and part of the site has archaeological potential. There is access into the site
via a field gate located towards the north west corner of the site, adjacent to Brenchley Road.
Policy AL/HO3 Land to the east of Horsmonden (SHELAA reference: Sites 82, 108, 297, and 324)
allocates land for a mixed use scheme, providing approximately 100-150 residential (C3) dwellings, and
safeguarding of land for future expansion of Horsmonden Primary School and new health centre/doctors
surgery. Development on the site shall accord with the following requirements:
•

•
•
•

•

A highways assessment will inform the location of vehicular access into the site allocation area
(see criterion 5 of Policies EN 1: Design and other development management criteria and TP 2:
Transport Design and Accessibility);
Provision of pedestrian links into the village centre, including improvement of footway located on
the north side of Goudhurst Road;
Provision of pedestrian links between western part of site and Bassetts Farm to be explored;
Built development on the eastern area of the site to be a lower density informed by a landscape
assessment (see Policies EN 1: Design and other development management criteria and Policy
EN 20: Rural Landscape);
Safeguarding of land to north for future school expansion, as defined on the site allocations plan;
Safeguarding of land within the site for the provision of a new health centre/doctors surgery;
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The supporting text for the policy states that this site comprises mostly undeveloped land, although there is
some built development in places, located adjacent to the Limits to Built Development on the east side of
Horsmonden; The site includes an area of archaeological potential (which runs along the Hop Pickers
railway line); The eastern part is to be developed at a lower density than the rest of the site (as informed by
a landscape assessment), and is not included in the new LBD for Horsmonden. It has boundaries with
Goudhurst Road to the south and with Back Lane, a track road to the north. There are existing points of
access to the site off Goudhurst Road.
Policy EN 18 Landscape within the Built Environment only permits proposals for development affecting
Areas of Important Open Space, Areas of Landscape Importance, or the Important Landscape Approaches
to settlements, as defined on the draft Policies Map, in limited circumstances where no significant harm
would be caused to the appearance and character of the area or approach, and the development would not
materially detract from the contribution that area or approach makes to the locality. Where it is considered
possible, the Local Planning Authority will ensure that the area is conserved and enhanced as part of the
proposal.
Policy EN 20 Rural Landscape requires development to conserve and enhance the unique and diverse
variety and juxtaposition of the borough’s landscape and the special features that contribute positively to
the local sense of place; and not cause significant harm to the landscape setting of settlements, including
historic farmsteads and hamlets; and not result in unsympathetic change to the character of a rural lane,
which is of landscape, amenity, nature conservation, or historic or archaeological importance.
Policy EN 21 High Weald Area of Outstanding Natural Beauty (AONB) requires all development within,
or affecting the setting of, the High Weald AONB to conserve and enhance its landscape and scenic beauty,
having particular regard to the impacts on its character components, as set out in the High Weald AONB
Management Plan. Development in the AONB on sites not allocated in the Local Plan will need to be of a
limited scale appropriate in terms of its nature and location, and demonstrate a positive contribution to the
objectives of the AONB Management Plan, and will need to:
1. Be sensitive to the topography and landscape features of the location;
2. Improve where possible connections between settlements and countryside through the provision of high
quality green infrastructure (see Policy EN 16: Green, Grey, and Blue Infrastructure);
3. Protect, enhance, and restore ancient routeways;
4. Retain and support the distinctiveness of individual settlements;
5. Help restore the natural functioning of water courses;
AECOM
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6. Improve the management of associated agricultural land, woodland, and heaths; and
7. Where possible and appropriate, improve public access to the countryside providing way marking and
interpretation material to assist in the public enjoyment, appreciation and understanding of the AONB.
Major development in the AONB is defined in the NPPF paragraph 172 and footnote 55 (or subsequent
revision). Proposals for major development in the AONB will need to demonstrate exceptional
circumstances and be assessed against the three tests in the NPPF (or subsequent revisions), including
the possibility of alternatives to meet the identified need.
Policy EN 22 Agricultural Land seeks to protect best and most versatile agricultural land from significant,
inappropriate or unsustainable development. Where development of agricultural land is required, applicants
should seek to use areas of poorer quality agricultural land in preference to that of higher quality except
where this would be inconsistent with other sustainability objectives.
Policy EN 28 Flood Risk permits development where it would not be an unacceptable risk of flooding a
site and there would be no increase to flood risk elsewhere.
Policy TP5 safeguards the former Paddock Wood to Hawkhurst (Hop Pickers) rail line, as defined on the
draft Policies Map, by refusing proposals that would compromise its use as a green infrastructure corridor.
3.13

The Draft Policies for Horsmonden are shown on Inset Map 25 in Figure 4.

Local Plan Evidence Base
Tunbridge Wells Strategic Housing and Economics Land Availability
Assessment (SHELAA) 2019 10

3.14 The SHELAA is an assessment of land availability to identify a future supply of land for the Borough which
is suitable, available and achievable for housing and economic development over the Local Plan period.
SHELAA sites identified within the Neighbourhood Area are reviewed in more detail in Chapter 4.

Tunbridge Wells Borough Landscape Character Assessment Supplementary
Planning Document (SPD), 2017 11

3.15 This SPD provides an understanding and assessment of the landscape character areas of the Tunbridge
Wells borough describing the relevant Landscape Types and explaining changing character trends and
guidance for future management and development.

3.16 Horsmonden neighbourhood area is defined as Local Character Area 2 ‘Fruit Belt’. It is characterised by a
raised sandstone plateau which is almost entirely covered by fruit plantations and the area is distinguished
by the virtual absence of ghyll woodlands, with only very small isolated woodland copses surviving within
the very intensively cultivated landscape. Horsmonden village is the main focus of settlement.

3.17 The key ‘Fruit Belt’ characteristics are:
•

A raised sandstone plateau forming a series of undulating ridges on the edge of the High Weald
‘upland’.

•

Occasional long views out over the patchwork farmland of the Low Weald to the wooded ridge of
the North Downs.

•

A predominantly open landscape with only occasional small woodland copses creating a much
more open, agricultural character than in the rest of the High Weald, with a reduced sense of
enclosure.

•

Some enclosure provided by the alder and poplar shelter hedges around the fruit fields and
hedgerow lines along roads, and around ponds.

•

An intensively cultivated landscape dominated by orchards but also occasional areas of hops and
some soft fruit.

Available at: https://beta.tunbridgewells.gov.uk/planning/planning-policy/local-plan/evidence/resources/housing/strategichousing-and-economic-land-availability-assessment
11
Available at:
https://beta.tunbridgewells.gov.uk/__data/assets/pdf_file/0009/215595/758340C0D0E81457E0531401A8C041D3_Tunbridge_
Wells_Borough_Landscape_Character_Assessment_Dec_2017.pdf
10
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•

Many dispersed, scattered rural buildings with vernacular houses and historic farmsteads a regular
feature in the landscape. The principal settlement and focus of the area is the village of
Horsmonden.

Figure4 Draft allocations and policy designations for Horsmonden

3.18 Historically, the village of Horsmonden was an important centre of the medieval Wealden iron industry and

there are remnants in the landscape of former furnace ponds, hammer ponds and old workings. The former
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Hawkhurst Branch Railway Line once cut through the area. Known locally as ‘the hop-pickers line’, it
operated between Paddock Wood and Hawkhurst and was known for bringing hop-pickers each season
from London’s East End. The line remains conspicuous in the landscape, being demarked by hedgerows,
boundaries and earthworks.

3.19 Horsmonden is the main area of settlement, located just below the plateau top on the edge of a narrow

valley running down to the Teise. Although a sizeable village, it’s situation away from the highest ground
means it is not especially visually prominent in the wider landscape. Horsmonden itself is focused around
the crossroads of Goudhurst/ Brenchley Road with Lamberhurst/ Maidstone Road and a village green,
known as The Heath, overlooked by a local pub and some historic cottages. The survival of a number of
historic buildings along the roads contributes to the distinctive character of the village which is a designated
Conservation Area. Vernacular materials include red brick and red tiles, tile hung upper floors, timber-framed
houses with red and blue chequered brick and half-hipped roofs. The village has a strong focus and a
wooded backdrop. Horsmonden’s elevation affords views to the wider countryside, including the wooded
hills of the High Weald – eastwards along the valley towards Goudhurst and southwards to the wooded
ridge of the edge of the High Weald AONB. Views towards the west from Horsmonden to Brenchley connect
this area to its wider landscape, providing a visual transition to the High Weald AONB.

3.20 Small copses of ancient semi-natural woodland survive. These are often irregular in shape and on the lower

hill slopes. A network of hedges and the secondary woodland that has developed along the line of the old
railway line are particularly important as linear woodland corridors. There are several areas of traditional
orchards (orchards managed in a low intensity way with no chemical pesticides) which are BAP priority
habitats for the wide range of wildlife they support.

3.21 Although not within the High Weald Area of Outstanding Natural Beauty (AONB), there are strong
associations between this area and the AONB and the area enhances the character of the AONB landscape.
The following key qualities related to the AONB are particularly valued in this character area:
•

Frequent glimpsed views to the wooded ridgelines of the High Weald to the east, south and west,
for example from the crests of hills in and around Horsmonden.

•

Frequent historic farmsteads are conspicuous features in the landscape.

•

Locally distinctive features so characteristic of the AONB are consistently represented throughout
the area, including orchards, a few remaining hop gardens and ponds, pits and relics of the iron
industry.

3.22 The Landscape Character Assessment explains that the Local Character Area should be considered in the

context of the High Weald AONB, particularly the role the character area plays in the setting of the AONB.
The valued features and qualities of the landscape should be conserved and enhanced. In particular, the
landscape strategy sets out that:
•

Development will need to be sensitive to the essentially rural character of the area which, with both
agricultural decline and intensification occurring in tandem, is vulnerable to change.

•

Incremental small-scale developments should not erode the character of the area.

•

An appropriate sense of visual containment for Horsmonden should be sought through protection
and enhancement of its orchard setting.

•

Opportunities for further woodland copse and screen planting in association with new development
in this open landscape should be considered.

Landscape Sensitivity Assessment of additional settlements in Tunbridge
Wells 2018 12
3.23

This study assesses the extent to which the character and quality of the landscape around four
settlements within Borough (including Horsmonden) is, in principle, susceptible to change as a result of
introducing particular types of development.
a.

All land parcels (sub-areas) of land surrounding Horsmonden were assessed as high, the
highest sensitivity rating for small, medium and large development scenarios.

Available at: https://beta.tunbridgewells.gov.uk/planning/planning-policy/local-plan/evidence/resources/environment-andlandscape/landscape-sensitivity-assessment
12
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4. Sites considered through the Site
Appraisal
4.1

The Strategic Housing and Economic Land Availability Assessment (SHELAA), dated July 2019, provides
an assessment of all the sites submitted in response to “Calls for Sites” during the plan-making process,
as well as other identified sites, notably those allocated in the earlier Site Allocations Local Plan that have
not yet been developed. 25 of these sites, identified in Figure 5 and Table 5.1, are within the Horsmonden
Neighbourhood Area and can be further considered in the Neighbourhood Plan.

4.2

As site 63 has received planning permission which has been implemented and built out, it is no longer
considered within the assessment.
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Figure 3 Sites promoted through the SHELAA
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5. Site Assessment
Introduction
5.1

This chapter sets out the individual site assessments and concludes with a summary table setting out
whether each of the assessed sites can be considered for allocation in the Neighbourhood Plan, subject to
consultation with TWBC.

5.2

A number of sites were considered in the SHELAA to be not suitable as site allocations in the Local Plan
for a variety of reasons. These conclusions have been reviewed in Table 5.1 of this report in line with
emerging Local Plan policies and recent planning application determinations. Each site’s suitability for
development is considered and finally whether the site is suitable for allocation in a neighbourhood
planning context.

5.3

24 sites were assessed as part of this report to consider whether they would be appropriate for allocation
in the Horsmonden Neighbourhood Plan.

Site Appraisals
5.4

An appraisal of each site on the edge of Horsmonden Village was undertaken to assess potential of
suitability for development and consideration for residential allocation in the Neighbourhood Plan. A site
visit was undertaken as part of the appraisal.

Site 31 - Land adjacent to Furnace Lane and Gibbett Lane

Site Development Potential

Site 31 ‘Land adjacent to Furnace Lane and Gibbett Lane’ is a draft allocation in the emerging Local Plan
(AL/HO1). The site has a potential yield of 25-55 dwellings, with an approximate developable area of 1.82
hectares. The site is suitably located in a sustainable location in proximity to the settlement centre. An application
was submitted for 49 residential dwellings (35% affordable) and the creation of access at Gibbet Lane in April
2019. The application has not yet been determined. The site is adjacent to the LBD (Limits to Build Development)
and therefore would not extend the settlement to an unreasonable extent. The Site is classified as Grade 2
agricultural land.
The site is greenfield, consisting of fallow grassland with some trees, and with high hedgerows bordering the site.
Topographically, the site is raised relative to adjacent roads but is relatively flat.
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Key Constraints

The site is adjacent to a historic farmstead and located in close proximity to the conservation area. Therefore, it is
important that any development at the site is considerate of the character and setting of these heritage assets.
The site is also located in proximity to the High Weald AONB, and therefore development could have an impact
upon the landscape setting and character of the AONB.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
The site is adjacent to the LBD and within the draft Local Plan LBD.
The site is a proposed allocation (AL/HO1) in the emerging Local Plan and is currently awaiting final decision for
planning permission of 49 dwellings (18/01976/FULL). The application proposal of redevelopment of land to
provide 49 dwellings including 35% affordable housing and involving creation of access and widening of highway
on Gibbet Lane has been recommended by Planning Committee for approval subject to conditions being agreed.
The principal of development has been accepted by Borough Council and the site therefore does not need to be
further considered for allocation in the neighbourhood plan.
As the site is a proposed allocation, it cannot be allocated further in the neighbourhood plan, however the
housing figure of 49 dwellings can be counted towards the housing requirement for the parish of approximately
225-305 new dwellings to be delivered on three sites allocated in the plan period (Policies AL/HO 1-3 of the Draft
local plan). The neighbourhood plan also has potential to influence the details of the development through design
policy.

Site 42 - Land adjacent to Apple Tree Cottage

Site Development Potential and Key Constraints

Site 42, ‘Land adjacent to Apple Tree Cottage’, was assessed as unsuitable in the SHELAA as a potential site
allocation in the Local Plan, due to the nature of Back Lane, unlikely to provide an appropriate means of access.
In addition, a significant extent of the site is constrained by archaeological potential whereby any yield is likely to
be of a scale considered unsuitable for allocation.

Recommendations

The site is adjacent to the LBD and draft Local Plan LBD. The SHELAA conclusions however are reasonable to
be carried forward to the Neighbourhood Plan Site Assessment. The site is also part of the former Paddock Wood
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to Hawkhurst (Hop Pickers) rail line, which is safeguarded by draft policy TP5 as defined on the draft Policies
Map, which refuses proposals that would compromise its use as a green infrastructure corridor.

Site 69 - Site adjacent to Lamberhurst Road and Rock Lane

Site Development Potential

Site 69, ‘Site adjacent to Lamberhurst Road and Rock Lane’, has an approximate developable area of 1.86ha,
and a potential yield of 56 dwellings, however, is assessed in the SHELAA as unsuitable as a Local Plan
allocation due to being detached from the settlement centre with existing buildings on the site could potentially
having a conversion yield possibly of a scale that the site would be unsuitable for allocation.
The site consists of a series of small commercial buildings, adjoined by sporadic residential properties, fields and
woodland. There is an existing vehicular access serving the site directly off Lamberhurst Road, with the site
frontage along Rock Lane running adjacent to National Cycle Route 18.
The topography of the site is mostly flat. There is a public view of the site from Lamberhurst Road from which the
front buildings are visible. There are restricted views from Rock Lane where there is a dense bank of trees.

Key Constraints

The site is removed from Horsmonden and is located within the High Weald AONB, and therefore development
could have an impact upon the landscape setting and character of the AONB. The site is within an area of high
landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment, development at the site should
therefore be designed sensitively in order to mitigate any adverse impact upon the landscape. There is concern
that the size of the site would have a significant impact upon the landscape if the entire site were to be
developed.
There is potential for land contamination to be present on site, due to depot/dispensing of automotive uses of
elements of the site.
There is concern that any occupants of this site would be car dependant. There is a lack of pavement along
Lamberhurst Road and Rock Lane.

Recommendations

The SHELAA conclusions are not reasonable to be carried forward to the Neighbourhood Plan Site Assessment
as the neighbourhood plan can consider sites that can deliver reduced dwellings capacities.
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The site is previously developed land outside and removed from the LBD of Horsmonden. The site is within the
High Weald AONB and contains commercial buildings with land classified as Grade 2 very good quality. The
SHELAA finds the potential yield of 56 dwellings of a scale that the site would be unsuitable for allocation.
Development of the site at this scale would constitute major development that could have an adverse impact on
the AONB. If the proposal is deemed to constitute major development in the AONB, it would need to be justified
as exceptional circumstances for development in a designated area in line with paragraph 172 of the National
Planning Policy Framework.
The site could be considered potentially suitable for allocation subject to addressing landscape constraints in line
with Policy EN 21 and demonstrating exceptional circumstances for major development within an AONB where
development in a rural location is demonstrated to be necessary in accordance with Policy STR10 Limits to Built
Development Boundaries and the provisions set out in Core Policy 14: Development in the Villages and Rural
Areas and saved Policy EN25: Development control criteria for all development proposals affecting the rural
landscape.

Site 82 - Land adjacent to Bassetts Farm, Goudhurst Road

Site Development Potential

Site 82, ‘Land adjacent to Bassetts Farm, Goudhurst Road’, is a draft allocation in the emerging Local Plan
(AL/HO 3). The site forms part of a larger allocation, in combination with SHELAA sites 108, 297 and 324. The
site has a potential yield of 100-150 dwellings. The site is sustainably located in proximity to the LBD and has
pedestrian access to the village centre.
The site is greenfield, and currently serves as an orchard with a small substation on site and bounded by a low
fence and trees. Topographically, the site is relatively flat with an upward slope to the north. The site is classed as
Grade 2 agricultural land.

Key Constraints

The site is located in close proximity to the High Weald AONB, and therefore development could have an impact
upon the landscape setting and character of the AONB.
There are some access constraints relating to vehicular access and pedestrian access, therefore any
development would require the creation of a new access point suitable for vehicles and the creation of safe
pedestrian access from the site into the village centre.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape.
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The site is also adjacent to a historic farmstead and several listed buildings/. Therefore, it is important that any
development at the site is considerate of the character and setting of these heritage assets.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
The site is in close proximity to the LBD and within the draft Local Plan LBD.
The site is a proposed allocation (AL/HO3) in the emerging Local Plan and cannot be allocated further in the
neighbourhood plan, however the neighbourhood plan has potential to influence the details of the development
through design policy. The SHELAA makes reference to ‘a lack of pavement along this stretch of Goudhurst
Road’ to the site which is remote from the village centre. Outline planning permission (15/505340/OUT) at Land
at Bassetts Farm for homes (site adjacent to the west) requires provision of a footway from the same site access
point to link with the existing footway to the west and also a scheme to reinforce the speed limit for west bound
traffic on approach to the bend.

Site 93 - Upper Haymans Farm, Land to the east of Maidstone
Road

Site Development Potential and Key Constraints

Site 93, ‘Upper Haymans Farm, Land to the east of Maidstone Road’, was assessed as unsuitable in the
SHELAA as a potential site allocation in the Local Plan, as the site is not well related to the settlement centre and
there is concern about the ability to provide an appropriate means of access to the site.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment. The
site is outside and removed from the LBD of Horsmonden and detached from development on Maidstone Road.
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Site 96 - Land on the north west side of Maidstone Road at
Church Meadow

Site Development Potential

Site 96, ‘Land on the north west side of Maidstone Road at Church Meadow’, has an approximate developable
area of 2.19ha, and a potential yield of 66 dwellings, however, is assessed in the SHELAA as unsuitable as a
Local Plan allocation due to concerns that allocation of this site would cause harm to the landscape.
The site is wholly greenfield with no existing buildings on site, however the site adjoined by sporadic residential
properties on the site’s frontage with Maidstone Road.

Key Constraints

The site is detached from the main services and facilities of the settlement and a lack of key services and
facilities generally. There is a field gate access along Maidstone Road, however there is a lack of pavement along
this stretch of Maidstone Road. There is concern that any occupants of this site would be car dependant.
The site is steep, falling away to the north west from Maidstone Road. There are wider views to the north west of
the site. The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity
Assessment, development at the site should therefore be designed sensitively in order to mitigate any adverse
impact upon the landscape. There is concern that the size of the site would have a significant impact upon the
landscape if the entire site were to be developed.

Recommendations

The site is not suitable as a site allocation in the Local Plan, but the site is located in close proximity to the LBD
and part of the site fronts onto the highway and is surrounded by development on three sides.
The SHELAA conclusions for the whole site are reasonable, however the part of the site fronting onto Maidstone
Road is surrounded by development on three sides whereby this part of the site could potentially be suitable for
development as a continuation of the existing line of houses. The site is however outside and not connected to
the LBD or draft Local Plan LBD.
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Site 97 - Land on the north west side of Maidstone Road and to
the south east of Swigs Hole Farm

Site Development Potential and Key Constraints

Site 97, ‘Land on the north west side of Maidstone Road and to the south east of Swigs Hole Farm’, was
assessed as unsuitable in the SHELAA as a potential site allocation in the Local Plan, as the site is not well
related to the settlement centre and is unlikely to be sustainable in this context.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
The site is outside and removed from the LBD of Horsmonden, and development of the site would elongate
ribbon development to the north along Maidstone Road.

Site 108 - Old Station Garage, Goudhurst Road
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Site Development Potential

Site 108, ‘Old Station Garage, Goudhurst Road, Horsmonden’, is a draft allocation in the emerging Local Plan
(AL/HO 3). The site forms part of a larger allocation, in combination with SHELAA sites 82, 297 and 324. The site
has a potential yield of 100-150 dwellings when combined with adjacent sites. The site is sustainably located
partially adjacent and within the LBD and has pedestrian access to the village centre. In the SHELAA the site is
assessed for mixed use development comprising residential, education and community uses. The site is
classified as Grade 2 agricultural land.
The site is brownfield, currently comprising a dismantled railway with overgrown vegetation. The site has existing
vehicular access to the southern end of Goudhurst Road which serves the commercial uses to the south of the
site. Topographically, the site is mostly flat with a sloping area to the south.

Key Constraints

The site is located in proximity to the High Weald AONB, and therefore development could have an impact upon
the landscape setting and character of the AONB.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape.
There are TPO’s to the north of the site and adjacent to the site. Development at the site should consider any
potential impact upon these protected assets.
The site is also adjacent to a listed building. Therefore, it is important that any development at the site is
considerate of the character and setting of these heritage assets.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
The site is a draft allocation (AL/HO3) in the emerging Local Plan in conjunction with sites 82, 297 and 324.The
site forms part of The site is part of the former Paddock Wood to Hawkhurst (Hop Pickers) rail line, which is
safeguarded by draft policy TP5, as defined on the draft Policies Map, which refuses proposals that would
compromise its use as a green infrastructure corridor. The site also includes an area of archaeological potential
which runs along the Hop Pickers railway line). The site however is designated as Open Space and Landscape
Buffer in the draft allocation and is suitable as part of a larger allocation for this use. As the site is a proposed
allocation in the Local Plan, it cannot be allocated further in the neighbourhood plan, however the neighbourhood
plan has potential to influence the details of the development through design policy.

Site 117 - Part Ramshill Service Station, Maidstone Road
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Site Development Potential

Site 117, ‘Part Ramshill Service Station, Maidstone Road’, has an approximate developable area of 0.13ha, and
a potential yield of less than 10 dwellings. The site comprises a green parcel of land that is quite domesticated in
appearance. There is a structure on the site associated with an adjacent commercial use. The site is also
adjoined by residential properties.
The topography of the site is flat. There are restricted views of the site due to the overgrown vegetation along
boundaries of the site.

Key Constraints

Vehicular access onto the site is through the adjacent commercial use. There is concern that any occupants of
this site would be car dependant. There is a lack of pavement along the Maidstone Road frontage of the site.

Recommendations

The site is outside and removed from the Horsmonden LBD, however is part of previously developed land and
surrounded on three sides by development in a cluster of sporadic homes, agricultural buildings and business.
The site is potentially suitable for development subject to consultation with Tunbridge Wells Council on
compliance with Core Policy 14: Development in the Villages and Rural Areas.

Site 144 - Land adjacent to Yew Tree Green Road, Maidstone
Road and Furnace Lane

Site Development Potential and Key Constraints

Site 144, Land adjacent to Yew Tree Green Road, Maidstone Road and Furnace Lane, has an approximate
developable area of 41.44ha, and a potential yield of 622 - 1,243 dwellings, however, is assessed in the SHELAA
for mixed use including residential. The Southern part of the site is in proximity to the LBD. The site is classed as
Grade 3 agricultural land.
The site is accessible to vehicles and pedestrians via a narrow access point from Maidstone Road.
The SHELAA assessment of the site states that it has ‘’a complex, undulating topography’’.
The site is located adjacent to the High Weald AONB, and therefore development could have an impact upon the
landscape setting and character of the AONB.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape. There is concern that the size of the site would have a significant impact upon the landscape if the
entire site were to be developed.
The site is also adjacent to several listed buildings and in proximity to the Hop Pickers Railway Line, which holds
heritage value. Development of the full site could create an impact upon the character and setting of these
assets. It is therefore important that any development at the site is considerate of the character and setting of
these heritage assets.
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Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
Although the southern tip and access to the site is within the draft LBD boundary, the site is largely remote from
Horsmonden with scale of development and site size likely to change the setting and form of the village. Access
to the site is narrow and constrained onto Maidstone Road and not suitable for scale of development.

Site 162 - Land South of Brenchley Road to the west of
Fromandez Drive

Site Development Potential

Site 162, ‘Land South of Brenchley Road to the West of Fromandez Drive’ is a draft allocation in the emerging
Local Plan (AL/O2). The site has a potential yield of 80-100 dwellings, with an approximate developable area of
3.17 hectares. The site is in a reasonably sustainable location, adjacent to the LBD and therefore connected to
the village centre. The site is classed as Grade 3 agricultural land.
The site is greenfield site, currently consisting of a managed grassed green field bounded by hedging and trees.
Vehicle access is available via Brenchley Road, however safe pedestrian access to the site is not available.
There is currently a brick structure at the centre of the site which is potentially related to drainage.
Topographically, the site has a dip towards the centre and is slightly raised to the South.

Key Constraints

The site is adjacent to a listed building and located in close proximity to the conservation area. Therefore, it is
important that any development at the site is considerate of the character and setting of these heritage assets.
The site is also located in proximity to the High Weald AONB, and therefore development could have an impact
upon the landscape setting and character of the AONB.
There is concern that any occupants of this site would be car dependant. There are some access constraints
relating to a lack of pavement or safe pedestrian access on Brenchley Road.

Recommendations

The SHELAA conclusions are not reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
The SHELAA refers to highways matters as issues to consider, in particular the lack of pavement along Brenchley
Road.
An application for 6 dwellings (19/02315/OUT) on SHELAA site 321 (opposite Site 162) is awaiting decision, with
the Highways Authority not supporting development in this location due to the lack of footway links to local
amenities which will likely result in car dependency and pedestrian/road safety issues. The Highway Authority
recommends refusal as the location for development is contrary to the policies of the NPPF
The site is a draft allocation (AL/HO2) in the emerging Local Plan. The site is adjacent to the LBD and is
potentially suitable for allocation subject to highways matters (pedestrian access) being resolved.
The site is a proposed allocation (AL/HO2) in the emerging Local Plan and cannot be allocated further in the
neighbourhood plan, however the neighbourhood plan has potential to influence the details of the development
through design policy.

AECOM
28

Horsmonden Neighbourhood Plan Site Assessment

Site 169 - Land adjacent to Yew Tree Green Road and
Maidstone Road

Site Development Potential and Key Constraints

Site 169, ‘Land adjacent to Yew Tree Green Road and Maidstone Road’, was assessed as unsuitable in the
SHELAA as a potential site allocation in the Local Plan, as the site is remote from the settlement centre and the
site is unlikely to be sustainable in this context.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
The site is outside and removed from the LBD of Horsmonden, with development of the site potentially elongating
ribbon development on Maidstone Rd. in an unsustainable location for proposed development yield (144
dwellings) or a smaller portion of.

Site 173 - Broadford Oast, Goudhurst Road
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Site Development Potential

Site 173, ‘’Broadford Oast, Goudhurst Road’’ site has a potential yield of 16 dwellings, with an approximate
developable area of 0.54 hectares. The site comprises agricultural units, residential unit and a hard standing
area. The site is adjoined by sporadic residential properties and agricultural buildings.
There is an existing vehicular access to the site directly off Goudhurst Road.

Key Constraints

There is concern that any occupants of this site would be car dependant. There is a lack of pavement along this
stretch of Goudhurst Road. The topography of the site is predominately flat. There is a slight rise to the west. The
site is at an elevated position above Goudhurst Road. There is a public view of the site from Goudhurst Road.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape.

Recommendations

The SHELAA conclusions should not be carried forward to the Neighbourhood Plan Site Assessment as the
neighbourhood plan can consider smaller sites below the Local Plan site size threshold.
The site is previously developed land outside and removed from the LBD of Horsmonden. The SHELAA finds the
potential yield of 16 dwellings of a scale not suitable for allocation in this location. The site is adjacent to and
within the setting of the AONB. Development in a rural location would have to be demonstrated to be necessary
in accordance with Policy STR10 Limits to Built Development Boundaries and the provisions set out in Core
Policy 14: Development in the Villages and Rural Areas and saved Policy EN25: Development control criteria for
all development proposals affecting the rural landscape. The site can be considered further e.g. for a reduced
number of homes on previously developed portion of the site.

Site 207 - Land to the rear of Kirkins Close and Willard Place

Site Development Potential and Key Constraints

Site 207, ‘’Land to the rear of Kirkins Close and Willard Place’’ site has a potential yield 34 dwellings, with an
approximate developable area of 1.14 hectares. The site is in a reasonably sustainable location, adjacent to the
LBD and therefore connected to the village centre. The site is classed as Grade 2 and Grade 3 agricultural land.
The site is greenfield, currently consisting of an arable field that is adjoined by larger fields and residential
development.
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There is no formal access point however access is available from the adjacent private access road. Pavements
on Kirkins Close, Willard Place and Maidstone Road facilitate safe pedestrian access to the site. The site is
classed as Grade 2 and 3 agricultural land.
The site is located adjacent to the High Weald AONB, and therefore development could have an impact upon the
landscape setting and character of the AONB.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape.
The site is also adjacent to several listed buildings, historic farmsteads, and in proximity to the Hop Pickers
Railway Line, which holds heritage value. Development of the full site could create an impact upon the character
and setting of these assets. It is therefore important that any development at the site is considerate of the
character and setting of these heritage assets.

Recommendations

There is no formal access point to the site. Development at the site would require the creation of an access point
that is able to accommodate vehicles and pedestrians.
Development of the site would likely result in adverse impact to the sensitive landscape. A Permission in Principle
application was recently refused in June 2020 on grounds of access, impact on the character of the locality, and
being harmful to the rural character of the area and visual amenities.

Site 287 - Land Opposite Tucks Villas and Land Fronting
Horsmonden Cricket Club, Maidstone Road

Site Development Potential

Site 287, ‘‘Land Opposite Tucks Villas and Land Fronting Horsmonden Cricket Club’’ site has a potential yield of
less than 10 dwellings, with an approximate developable area of 0.27 hectares. The site is in a reasonably
sustainable location, within proximity to the LBD and therefore connected to the village centre. The site is classed
as Grade 2 and Grade 3 agricultural land. The site is greenfield, currently consisting of two separated
undeveloped parcels of land adjoined by residential properties and a sports ground.
There is no formal access point however there is a gate fronting Maidstone Road, which also has a pavement
facilitating pedestrian access. The site is classed as Grade 2 and 3 agricultural land.
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Topographically, the site is relatively flat with a drop to the northern end of the site. The site can be viewed from
Maidstone Road.

Key Constraints

The site consists of two separated parcels of land. The SHELAA assessment expresses concerns about the form
of the site and whether the site would be capable of delivering the suggested number of homes.
The site is located in proximity to the High Weald AONB, and therefore development could have an impact upon
the landscape setting and character of the AONB.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape. There is also a Tree Preservation Order (TPO) located on the site.
The site is located in proximity to the Hop Pickers Railway Line, which holds heritage value. It is therefore
important that any development at the site is considerate of the character and setting of this heritage asset.
There are potential sources of land contamination at the site through the presence of a landfill site.

Recommendations

The SHELAA conclusions are reasonable and can be carried forward to the Neighbourhood Plan Site
Assessment as the site is unsuitable as a potential site allocation. The site is part of the former Paddock Wood to
Hawkhurst (Hop Pickers) rail line, which is safeguarded by draft policy TP5, as defined on the draft Policies Map,
which refuses proposals that would compromise its use as a green infrastructure corridor.

Site 297 - Bassetts Farm, Goudhurst Road

Site Development Potential

Site 297, ‘Bassetts Farm, Goudhurst Road, Horsmonden’ is part of a draft allocation in the emerging Local Plan
(AL/HO3). The site has a potential yield 100-150 dwellings in combination with adjacent sites forming the full site
allocation, with an approximate developable area of 13.79 hectares. The site is assessed for mixed use
development with access onto Goudhurst Road. The principle of whether safe pedestrian access by footpath can
be provided along Goudhurst Road to the draft allocation is yet to be established through a reserved matters
application for residential development on an adjacent site, at Bassetts Farm, which shares the same access
point to Goudhurst Road.
The site is in a reasonably sustainable location, adjacent to the LBD and therefore connected to the village
centre. The site is classed as Grade 2 agricultural land. The site is greenfield comprised largely of orchard land,
with adjacent residential uses, other orchards and commercial use.
Topographically, the site rises to the north and west.
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Key Constraints

The site is located in proximity to the High Weald AONB, and therefore development could have an impact upon
the landscape setting and character of the AONB.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape.
The site is located in proximity to the Hop Pickers Railway Line, which holds heritage value. It is therefore
important that any development at the site is considerate of the character and setting of this heritage asset. The
site is also in close proximity to a conservation area.
There are potential sources of land contamination at the site through the presence of a landfill site, depot and
railway land nearby.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
The site is adjacent to the LBD and a proposed allocation (AL/HO3 in conjunction with sites 82, 108 and 324) in
the emerging Local Plan and cannot be allocated further in the neighbourhood plan, however the neighbourhood
plan has potential to influence the details of the development through design policy.

Site 321 - Cottage Paddock, The Cottage, Brenchley Road

Site Development Potential

Site 321, ‘‘Cottage Paddock, The Cottage, Brenchley Road’’ site has a potential yield of 21 dwellings, with an
approximate developable area of 0.71 hectares. The site is in a reasonably sustainable location, within proximity
to the LBD and therefore connected to the village centre. The site is classed as Grade 2 and Grade 3 agricultural
land. The site predominantly consists of previously developed land (PDL) comprising a dwelling and outbuildings.
The western part of the site contains a large pond. The site is generally flat and views to the site are generally
restricted as the site is enclosed by hedging.
Vehicle access is available via Brenchley Road, however safe pedestrian access to the site is not available.

Key Constraints

The site is located in proximity to the High Weald AONB, and therefore development could have an impact upon
the landscape setting and character of the AONB.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape.
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A large part of the site is covered by a pond, which limits the developable area of the site.
The site is located in proximity to a listed building. It is therefore important that any development at the site is
considerate of the character and setting of this heritage asset.
There is a lack of safe pedestrian access to the site due to lack of pavements on Brenchley Road. This limits
ease of access to the centre of the village on foot.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment,
however the site is opposite the draft residential allocation and an application for 6 dwellings (19/02315/OUT) is
currently being considered for the site. The Highways Authority have raised concerns for the lack of provision of
pedestrian links to local facilities.
The site is opposite the proposed Draft Local Plan residential allocation AL/HO2The site is potentially suitable for
allocation consideration subject to proposals being consistent with Local Plan policy and highways issues being
addressed. To date however development proposals have failed to demonstrate safe and suitable access for the
site.

Site 322 - Milestone Paddock, Milestone Cottages, Brenchley
Road

Site Development Potential

Site 322, ‘‘Milestone Paddock, Milestone Cottages, Brenchley Road’’ site has a potential yield of 14 dwellings,
with an approximate developable area of 0.47 hectares. The site is in a reasonably sustainable location, within
proximity to the LBD and the village centre. The site is classed as Grade 3 agricultural land. The site contains a
dwelling and curtilage plus associated green parcel that includes some solar panels, with adjoining residential
and agricultural uses. The site is generally flat and views to the site are generally restricted as the site is partially
enclosed by hedging.
Vehicle access is available via Brenchley Road, however safe pedestrian access to the site is not available.

Key Constraints

The site is located in proximity to the High Weald AONB, and therefore development could have an impact upon
the landscape setting and character of the AONB.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape.
The site contains a listed building. It is therefore important that any development at the site is considerate of the
character and setting of this heritage asset.
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There is a lack of safe pedestrian access to the site due to lack of pavements on Brenchley Road. This limits
ease of access to the centre of the village on foot.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment,
however there is further scope for the Neighbourhood Plan to consider development of site 322 in conjunction
with neighbouring site 321 subject to proposals being consistent with Local Plan policy and highways issues
being addressed.

Site 324 - Land at Bramley Cottage, Back Lane

Site Development Potential

The southern part of Site 324, ‘Land at Bramley Cottage, Back Lane’’ is part of a draft allocation in the emerging
Local Plan (AL/HO3). The southern part of the site has a potential yield 100-150 dwellings in combination with
adjacent sites forming the full site allocation, with an approximate developable area of 1.82 hectares. The site is
assessed for mixed use development. The site is classed as Grade 2 and Grade 3 agricultural land. The site is
generally flat.
The site is in a reasonably sustainable location, within proximity to the LBD and therefore connected to the village
centre. The site predominantly consists of previously developed land (PDL) comprising a paddock, stable, sand
school and a green parcel enclosed by hedges, trees and fencing.
There is vehicle access available from Back Lane, however no pedestrian access is available due to a lack of
pavement. There are views of the site from the adjacent sports ground and nearby footpaths.

Key Constraints

The site is located in proximity to the High Weald AONB, and therefore development could have an impact upon
the landscape setting and character of the AONB.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape.
The site is located in proximity to the Hop Pickers Railway Line, which holds heritage value. It is therefore
important that any development at the site is considerate of the character and setting of this heritage asset.
The whole site has restricted vehicle access, however the allocation of the southern part of the site in conjunction
with surrounding sites would mean that this part of the site could receive access via these sites. The northern
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part of the site, however, is highly constrained in terms of access and is unlikely to be able to accommodate
development.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
The site is adjacent to the LBD and a proposed allocation (AL/HO3 in conjunction with sites 82, 108 and 297) in
the emerging Local Plan and cannot be allocated further in the neighbourhood plan, however the neighbourhood
plan has potential to influence the details of the development through design policy.

Site 355 - Land adjacent to Goudhurst Road

Site Development Potential and Key Constraints

Site 355, ‘Land adjacent to Goudhurst Road’’ is land adjacent to the LBD and located behind properties on
Goudhurst Road. The site has a potential yield 32 dwellings with an approximate developable area of 1.08
hectares. The site is an overgrown field and is classed as Grade 3 agricultural land. The site gently slopes from
Goudhurst Road southwards.
The site is enclosed and in a reasonably sustainable location and connected to the village centre, however, is
accessed from Goudhurst Road via a public right of way between two properties, constraining potential for twoway vehicular and pedestrian access.
The site slopes from Goudhurst road to a watercourse on the southern boundary of the site. Although the site is
not at risk of flooding from this watercourse, the bowel nature of the middle and southern part of the field causes
medium to high surface water flooding and the overgrown nature of the site appears marsh-like.

Recommendations

The SHELAA assessment considers the site to be unsuitable as a potential site allocation, as there is concern
about the potential to deliver this site. It is considered unlikely that an appropriate means of access can be
achieved. There are also concerns about impact on the landscape.
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
The site is adjacent to the LBD but lacks potential to provide two way vehicular and pedestrian access.
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Site 377 - Land to the north of Brenchley Road

Site Development Potential

Site 378, ‘‘Land to the north of Brenchley Road’’ site has a potential yield of 176 dwellings, with an approximate
developable area of 5.88 hectares. The northeastern boundary of the site is adjacent to the LBD, however access
to the site and the site’s road frontage is located approximately 180m from the LBD. The site is located opposite
the draft Local Plan allocation (HO2) on Brenchley Road and new draft LBD. The site is not directly connected to
the village centre.
The site is greenfield land classed as Grade 2 and Grade 3 agricultural land. The site is a parcel of land that is in
active agricultural, arable and fruit orchard uses and part of a wider field. The northern boundary of site is not
enclosed by a natural boundary. The eastern and southeastern boundaries adjoin residential properties. The
topography of the site slopes down to the north.
There is vehicle access available from a Kirkins Close from a private track. There is a pavement along Kirkins
Close to facilitate access to the site.

Key Constraints

The site is located adjacent to the High Weald AONB, and therefore development could have an impact upon the
landscape setting and character of the AONB. The site is also adjacent to a National Nature Reserve and is in
close proximity to the Local Nature Reserve of Furnace Pond. Development would require an appropriate buffer
to minimise impacts on landscape and ecological designations.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape.
The site is adjacent to the Grade II listed Milestone Cottage. Development of the full site could potentially impact
upon the character and setting of this heritage asset.
There is vehicle access available from a Kirkins Close from a private track, however this would require
expansion. in order to accommodate large scale development.
The SHELAA assessment considers the site to be unsuitable as a potential site allocation, as there is concern
regarding the sustainability of this site given a lack of pavement along Brenchley Road and therefore potential
lack of pedestrian access to the settlement centre.

Recommendations

Although the site is part adjacent to LBD, the draft LBD and draft allocation AL/HO2, the site remains not suitable
for neighbourhood plan allocation due to overarching landscape and highways constraints. The site is largely
backland, with access from Brenchley Road removed from the LBD. There is concern about highway matters, in
particular ability to provide a pedestrian footway link to the village services and facilities.
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There is further scope for the Neighbourhood Plan to consider development of site 377 in conjunction with
neighbouring sites 321 and 322 subject to proposals being consistent with Local Plan policy and highways issues
being addressed.

Site 378 - Land to the east of Furnace Lane and Gibbet Lane

Site Development Potential and Key Constraints

Site 378, ‘‘Land to the east of Furnace Lane and Gibbet Lane’’ site has a potential yield of 290 dwellings, with an
approximate developable area of 9.94 hectares. The site is adjacent to the High Weald AONB, and therefore
development could have an impact upon the landscape setting and character of the AONB. The site is exposed
and open views are present across the undulating terrain towards woodland within the AONB. The site is within
close proximity to the LBD and adjacent to the revised draft LBD and residential allocation HO1 in the emerging
Local Plan.
The site is within an area of high landscape sensitivity in the Tunbridge Wells Landscape Sensitivity Assessment,
development at the site should therefore be designed sensitively in order to mitigate any adverse impact upon the
landscape. The site is adjacent to the heritage assets of Kirkins Farm, with the listed oasthouse and farmhouse
visible across the site from the north western edge of the village.
The site is classed as Grade 2 and Grade 3 agricultural land.
Access to the site is through a private track from Kirkins Close. The track is narrow and constrained at the point
of access onto Kirkins Close, and likely not appropriate for two way access to the site. The site has road frontage
onto Gibbet Lane, which is also constrained due to narrow nature of the lane, and road frontage Furnace Lane
removed from the built-up area of the village and not appropriate for potential scale of development.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment, as a
site that is unsuitable for development largely due to access constraints and overriding landscape issues. The
SHELAA has concerns regarding the landscape sensitivity of this site including its impact on heritage matters
(historic farmstead). There is also concern about highway matters, in particular ability to provide an appropriate
means of access.
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Site 405 - Land at Yew Tree Green Farm, Yew Tree Green Road

Site Development Potential and Key Constraints

Site 405, ‘Land at Yew Tree Green Farm, Yew Tree Green Road’, was assessed as unsuitable in the SHELAA as
a potential site allocation in the Local Plan, as the site is remote from the settlement centre and the site is unlikely
to be sustainable in this context.

Recommendations

The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site Assessment.
The site is outside and removed from the Horsmonden LBD and in open countryside where development is
contrary to Local Plan and national policy.

Site 431 - The Parish Office, Horsmonden Village Hall, Back
Lane
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Site Development Potential

Site 431, ‘‘The Parish Office, Horsmonden Village Hall, Back Lane’’ site has a potential yield of less than 10
dwellings, with an approximate developable area of 0.04 hectares. The site is in within the LBD and currently in
use as the Village Hall. Adjoining use is predominantly residential with a small adjacent green parcel.
Vehicle access exists off Back Lane, with pavements along the east side of Back Lane but none existing directly
to the site.

Key Constraints

The site is located in adjacent to the Conservation Area.
The site is generally flat, although the building onsite is raised relative to parking area. Site is exposed.

Recommendations

The site is within the LBD and was found unsuitable largely due to not being able to deliver a scale of
development suitable for allocation in a Local Plan.
The site is suitable for development consideration in the Neighbourhood Plan subject to proposals being
consistent with Local Plan policy such as replacement Village Hall being agreed in a sustainable location (see
opportunity to deliver a new Village hall in Policy AL/HO2 Land south of Brenchley Road and west of Fromandez
Drive).
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6. Site Assessment Summary
6.1

6.2

Table 5.1 sets out a summary of the review of SHELAA conclusions and site appraisals. Each site
receives a Red/Amber/Green rating in terms of suitability for proposed development where:
•

Red signifies the site is unsuitable for development and therefore not appropriate to allocate for
proposed use in a neighbourhood plan (if the allocation is not duplicated in the Local Plan);

•

Amber signifies the site has significant constraints that would need to be resolved or mitigated, to
be found appropriate for allocation for proposed use in a neighbourhood plan (if the allocation is
not duplicated in the Local Plan); and

•

Green signifies the site is free from constraints, or has constraints that can be resolved, and
therefore is suitable for development. The site is appropriate for allocation for proposed use in a
neighbourhood plan (if the allocation is not duplicated in the Local Plan)

For all proposed site allocations, the economic viability of the sites should be established before
allocation.
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Table 6.1 Site Summary Table
Site
Ref.

Site Name

Area (ha)

Site Type

SHELAA Yield

Neighbourhood Plan Site Assessment summary

Traffic
Light
Rating
13

31

Land adjacent to Furnace
Lane and Gibbet Lane,
Horsmonden

1.82

Greenfield

Potential yield of 45-55 SHELAA Conclusion
dwellings
Suitable, available and achievable
Site has been assessed for potential residential use.
The site is suitable and available for development.
The site is suitable as a potential Local Plan allocation subject to further consideration. Site is adjacent
to the LBD and is in proximity to the centre of Horsmonden. The site is likely to be sustainable in this
context. This site would form a logical extension to the LBD.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment.
The site is adjacent to the LBD and within the draft Local Plan LBD.
The site is a proposed allocation (AL/HO1) in the emerging Local Plan and is currently awaiting final
decision for planning permission of 49 dwellings (18/01976/FULL). The application proposal of
redevelopment of land to provide 49 dwellings including 35% affordable housing and involving creation
of access and widening of highway on Gibbet Lane has been recommended by Planning Committee for
approval subject to conditions being agreed. The principal of development has been accepted by
Borough Council and the site therefore does not need to be further considered for allocation in the
neighbourhood plan.
As the site is a proposed allocation, it cannot be allocated further in the neighbourhood plan, however
the housing figure of 49 dwellings can be counted towards the housing requirement for the parish of
approximately 225-305 new dwellings to be delivered on three sites allocated in the plan period (Policies
AL/HO 1-3 of the Draft local plan). The neighbourhood plan also has potential to influence the details of
the development through design policy.

42

Land adjacent to Apple
Tree Cottage,
Horsmonden

0.42

Greenfield

Potential yield of 13
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. The site is not considered suitable due to
the nature of Back Lane, unlikely to provide an appropriate means of access. In addition, a significant
extent of the site is constrained by archaeological potential. Any yield is likely to be of a scale considered
unsuitable for allocation.
Site Assessment Conclusion
The site is adjacent to the LBD and draft Local Plan LBD. The SHELAA conclusions however are
reasonable to be carried forward to the Neighbourhood Plan Site Assessment. The site is also part of the
former Paddock Wood to Hawkhurst (Hop Pickers) rail line, which is safeguarded by draft policy TP5 as

13
Colour rating refers to whether the site is suitable, available and likely to be viable for development. It does not indicate whether the site is appropriate for allocation in the Neighbourhood Plan as that will
depend on whether the site is proposed for allocation in the TWBC Local Plan. Sites proposed for allocation in the Neighbourhood Plan should be discussed with TWBC to ensure allocations are not duplicated.
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Site
Ref.

Site Name

Area (ha)

Site Type

SHELAA Yield

Neighbourhood Plan Site Assessment summary

Traffic
Light
Rating
13

defined on the draft Policies Map, which refuses proposals that would compromise its use as a green
infrastructure corridor.
69

Site adjacent to
Lamberhurst Road and
Rock Lane, Horsmonden,
TN12 8DP

2.10 (1.86
PDL
developable)

Potential yield of 56
dwellings.

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use
This site is considered unsuitable as a potential site allocation. This site is a PDL site detached from the
settlement centre. It is considered that existing buildings on the site could potentially be converted with a
yield possibly of a scale that the site would be unsuitable for allocation.
Site Assessment Conclusion
The SHELAA conclusions are not reasonable to be carried forward to the Neighbourhood Plan Site
Assessment as the neighbourhood plan can consider sites that can deliver reduced dwellings capacities.
The site is previously developed land outside and removed from the LBD of Horsmonden. The site is
within the High Weald AONB and contains commercial buildings with land classified as Grade 2 very
good quality. The SHELAA finds the potential yield of 56 dwellings of a scale that the site would be
unsuitable for allocation. Development of the site at this scale would constitute major development that
could have an adverse impact on the AONB. If the proposal is deemed to constitute major development
in the AONB, it would need to be justified as exceptional circumstances for development in a designated
area in line with paragraph 172 of the National Planning Policy Framework.
The site could be considered potentially suitable for allocation subject to addressing
landscape constraints in line with Policy EN 21 and demonstrating exceptional circumstances for major
development within an AONB where development in a rural location is demonstrated to be necessary in
accordance with Policy STR10 Limits to Built Development Boundaries and the provisions set out in
Core Policy 14: Development in the Villages and Rural Areas and saved Policy EN25: Development
control criteria for all development proposals affecting the rural landscape.

82

Land adjacent to Bassetts
Farm, Goudhurst Road,
Horsmonden, TN12 8AS

1.01

Potential yield of 100150 dwellings in
conjunction with other
sites forming wider site
allocation.

SHELAA Conclusion
Suitable, available and achievable
Site has been assessed for potential residential use
Site is suitable as a potential Local Plan allocation subject to further consideration. Site is in proximity to
the LBD and has pedestrian access to the centre of Horsmonden. The site is likely to be sustainable in
this context. It would form a logical extension to the LBD.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment.
The site is in close proximity to the LBD and within the draft Local Plan LBD.
The site is a proposed allocation (AL/HO3) in the emerging Local Plan and cannot be allocated further in
the neighbourhood plan, however the neighbourhood plan has potential to influence the details of the
development through design policy. The SHELAA makes reference to ‘a lack of pavement along this
stretch of Goudhurst Road’ to the site which is remote from the village centre. Outline planning
permission (15/505340/OUT) at Land at Bassetts Farm for homes (site adjacent to the west) requires

Greenfield
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Site
Ref.

Site Name

Area (ha)

Site Type

SHELAA Yield

Neighbourhood Plan Site Assessment summary

Traffic
Light
Rating
13

provision of a footway from the same site access point to link with the existing footway to the west and
also a scheme to reinforce the speed limit for west bound traffic on approach to the bend.
93

Upper Haymans Farm,
Land to the east of
Maidstone Road,
Horsmonden

1.78

Greenfield

Potential yield of 54
dwellings.

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as potential site allocation. This site is not well related to the
settlement centre and is unlikely to be sustainable in this context. In addition, there is concern about the
ability to provide an appropriate means of access to the site.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment. The site is outside and removed from the LBD of Horsmonden and detached from
development on Maidstone Road.

96

Land on the north west
2.19
side of Maidstone Road at
Church Meadow,
Horsmonden

Greenfield

Potential yield of 66
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. There are concerns that allocation of this
site would cause harm to the landscape.
Site Assessment Conclusion
The site is not suitable as a site allocation in the Local Plan, but the site is located in close proximity to
the LBD and part of the site fronts onto the highway and is surrounded by development on three sides.
The SHELAA conclusions for the whole site are reasonable, however the part of the site fronting onto
Maidstone Rd is surrounded by development on three sides whereby this part of the site could
potentially be suitable for development as a continuation of the existing line of houses. The site is
however outside and not connected to the LBD or draft Local Plan LBD.

97

Land on the north west
side of Maidstone Road
and to the south east of
Swigs Hole Farm,
Horsmonden

1.42

Greenfield

Potential yield of 43
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. This site is not well related to the
settlement centre and is unlikely to be sustainable in this context.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment. The site is outside and removed from the LBD of Horsmonden, and development of the
site would elongate ribbon development to the north along Maidstone Road.

108

Old Station Garage,
Goudhurst Road,
Horsmonden, TN12 8AD

1.85

Greenfield

Potential yield of 100150 dwellings in
conjunction with other

SHELAA Conclusion
Suitable, available and achievable
Site has been assessed for potential residential use.
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Site
Ref.

Site Name

Area (ha)

Site Type

SHELAA Yield

Neighbourhood Plan Site Assessment summary

Traffic
Light
Rating
13

sites forming wider site
allocation
Site is suitable as a potential Local Plan allocation subject to further consideration. This site is part
within, mostly adjacent to the LBD and is likely to be sustainable in this context.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment.
The site is a draft allocation (AL/HO3) in the emerging Local Plan in conjunction with sites 82, 297 and
324.The site forms part of The site is part of the former Paddock Wood to Hawkhurst (Hop Pickers) rail
line, which is safeguarded by draft policy TP5, as defined on the draft Policies Map, which refuses
proposals that would compromise its use as a green infrastructure corridor. The site also includes an
area of archaeological potential which runs along the Hop Pickers railway line). The site however is
designated as Open Space and Landscape Buffer in the draft allocation and is suitable as part of a
larger allocation for this use. As the site is a proposed allocation in the Local Plan, it cannot be allocated
further in the neighbourhood plan, however the neighbourhood plan has potential to influence the details
of the development through design policy.
117

Part Ramshill Service
Station, Maidstone Road,
Horsmonden, TN12 8HA

0.13

Greenfield

Potential yield of less
than 10 dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. The site is remote from a settlement
centre is unlikely to be sustainable in this context.
Site Assessment Conclusion
The site is outside and removed from the Horsmonden LBD, however is part of previously developed
land and surrounded on three sides by development in a cluster of homes, agricultural buildings and
business. The site is potentially suitable for development subject to consultation with Tunbridge Wells
Council on compliance with Core Policy 14: Development in the Villages and Rural Areas.

144

Land adjacent to Yew
Tree Green Road,
Maidstone Road and
Furnace Lane,
Horsmonden

51.78 (41.44 Greenfield
developable)

Potential yield of 6221,243 dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed as a large scale allocation, likely to contain a mix of uses including residential.
This site is considered unsuitable as a potential site allocation. This would be a very large-scale strategic
allocation that would be disproportionate to the size of the settlement, with concern about landscape and
heritage.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment. Although the southern tip and access to the site is within the draft LBD boundary, the site is
largely remote from Horsmonden with scale of development and site size likely to change the setting and
form of the village. Access to the site is narrow and constrained onto Maidstone Road and not suitable
for scale of development.

AECOM
45

Horsmonden Neighbourhood Plan Site Assessment

Site
Ref.

Site Name

Area (ha)

Site Type

SHELAA Yield

Neighbourhood Plan Site Assessment summary

Traffic
Light
Rating
13

162

Land South of Brenchley
Road to the west of
Fromandez Drive,
Horsmonden

3.48 (3.17
Greenfield
developable)

Potential yield of 80100 dwellings

SHELAA Conclusion
Suitable, available and achievable
Site has been assessed for potential residential use.
Site is suitable as a potential Local Plan allocation subject to further consideration. Site is adjacent to the
LBD and is in proximity to the centre of Horsmonden. The site is likely to be sustainable in this context. It
would form a logical extension to the LBD.
Site Assessment Conclusion
The SHELAA conclusions are not reasonable to be carried forward to the Neighbourhood Plan Site
Assessment.
The SHELAA refers to highways matters as issues to consider, in particular the lack of pavement along
Brenchley Road.
An application for 6 dwellings (19/02315/OUT) on SHELAA site 321 (opposite Site 162) is awaiting
decision, with the Highways Authority not supporting development in this location due to the lack of
footway links to local amenities which will likely result in car dependency and pedestrian/road safety
issues. The Highway Authority recommends refusal as the location for development is contrary to the
policies of the NPPF
The site is a draft allocation (AL/HO2) in the emerging Local Plan. The site is adjacent to the LBD and is
potentially suitable for allocation subject to highways matters (pedestrian access) being resolved.
The site is a proposed allocation (AL/HO2) in the emerging Local Plan and cannot be allocated further in
the neighbourhood plan, however the neighbourhood plan has potential to influence the details of the
development through design policy.

169

Land adjacent to Yew
Tree Green Road and
Maidstone Road,
Horsmonden

5.10 (4.79
Greenfield
developable)

Potential yield of 144
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. The site is remote from the settlement
centre and the site is unlikely to be sustainable in this context.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment.
The site is outside and removed from the LBD of Horsmonden, with development of the site potentially
elongating ribbon development on Maidstone Rd. in an unsustainable location for proposed development
yield (144 dwellings) or a smaller portion of.

173

Broadford Oast,
Goudhurst Road,
Horsmonden

0.54

Potential yield of 16
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. This site is a part PDL site detached from
the settlement centre. It is considered that existing buildings on the site could potentially be converted.
Any likely yield is likely to be of such a scale that it would not be suitable for allocation.

Mix
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Site
Ref.

Site Name

Area (ha)

Site Type

SHELAA Yield

Neighbourhood Plan Site Assessment summary

Traffic
Light
Rating
13

Site Assessment Conclusion
The SHELAA conclusions should not be carried forward to the Neighbourhood Plan Site Assessment as
the neighbourhood plan can consider smaller sites below the Local Plan site size threshold.
The site is previously developed land outside and removed from the LBD of Horsmonden. The SHELAA
finds the potential yield of 16 dwellings of a scale not suitable for allocation in this location. The site is
adjacent to and within the setting of the AONB. Development in a rural location would have to be
demonstrated to be necessary in accordance with Policy STR10 Limits to Built Development Boundaries
and the provisions set out in Core Policy 14: Development in the Villages and Rural Areas and saved
Policy EN25: Development control criteria for all development proposals affecting the rural landscape.
The site can be considered further e.g. for a reduced number of homes on previously developed portion
of the site.
207

Land to the rear of Kirkins
Close and Willard Place,
Horsmonden

1.14

Greenfield

Potential yield of 34
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. There are concerns about the landscape
sensitivity of this site including impact on heritage matters (historic farmstead) and highway concerns
about the ability to provide an appropriate means of access to the site.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment. Permission in Principle application (20/01222/PIP) for Erection of 9 Dwellings refused in
June 2020 on grounds of access, impact on the character of the locality, and being harmful to the rural
character of the area and visual amenities.
There is no formal access point to the site. Development at the site would require the creation of an
access point that is able to accommodate vehicles and pedestrians.
Development of the site would likely result in adverse impact to the sensitive landscape.

287

Land Opposite Tucks
0.27
Villas and Land Fronting
Horsmonden Cricket Club,
Maidstone Road,
Horsmonden, Tunbridge,
Kent

Greenfield

Potential yield of less
than 10 dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. Concern regarding the form of this site
and what could realistically be achieved on the site. In addition, any likely yield on this site is likely to be
of a scale that is not considered suitable for allocation.
Site Assessment Conclusion
The SHELAA conclusions are reasonable and can be carried forward to the Neighbourhood Plan Site
Assessment as the site is unsuitable as a potential site allocation. The site is part of the former Paddock
Wood to Hawkhurst (Hop Pickers) rail line, which is safeguarded by draft policy TP5, as defined on the
draft Policies Map, which refuses proposals that would compromise its use as a green infrastructure
corridor.

297

Bassetts Farm, Goudhurst 13.79
Road, Horsmonden, Kent

Greenfield

Potential yield of 100150 dwellings in

SHELAA Conclusion
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SHELAA Yield

Neighbourhood Plan Site Assessment summary
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13

conjunction with other Suitable, available and achievable
sites forming wider site Site has been assessed for potential residential use.
allocation
Site is suitable as a potential Local Plan allocation subject to further consideration. The site lies adjacent
to the LBD and is likely to be sustainable in this context. It would form a logical extension to the LBD /
existing built form. There is concern about landscape sensitivity in parts, which could be addressed by
site layout and design.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment.
The site is adjacent to the LBD and a proposed allocation (AL/HO3 in conjunction with sites 82, 108 and
324) in the emerging Local Plan and cannot be allocated further in the neighbourhood plan, however the
neighbourhood plan has potential to influence the details of the development through design policy.
321

Cottage Paddock, The
Cottage, Brenchley Road,
Horsmonden, Kent

0.71

Mix

Potential yield of 21
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. This site is part PDL site adjacent to the
LBD, though there is concern regarding the sustainability of this site given the lack of a pavement along
Brenchley Road and ease of pedestrian access to the settlement centre. The site lies adjacent to a listed
building and a pond takes up a significant portion of the site. There is therefore concern about the
suitable deliverability of this site and the likely yield.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment, however the site is opposite the draft residential allocation and an application for 6
dwellings (19/02315/OUT) is currently being considered for the site. Highways authority concerns for the
application include lack of pedestrian links to local facilities.
The site is opposite the proposed Draft Local Plan residential allocation AL/HO2The site is potentially
suitable for allocation consideration subject to proposals being consistent with Local Plan policy and
highways issues being addressed. To date however development proposals have failed to demonstrate
safe and suitable access for the site.

322

Milestone Paddock,
Milestone Cottages,
Brenchley Road,
Horsmonden, Kent

0.47

Mix

Potential yield of 14
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. This site is a PDL site in proximity to the
LBD. There is concern regarding the sustainability of this site given the lack of a pavement along
Brenchley Road and ease of pedestrian access to the settlement centre. There is therefore concern
about the suitable deliverability of this site and likely yield.
Site Assessment Conclusion
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Neighbourhood Plan Site Assessment summary
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The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment, however there is further scope for the Neighbourhood Plan to consider development of site
322 in conjunction with neighbouring site 321 subject to proposals being consistent with Local Plan
policy and highways issues being addressed.
324

Land at Bramley Cottage,
Back Lane, Horsmonden,
Kent

1.82

Greenfield

Potential yield of 100150 dwellings in
conjunction with other
sites forming wider site
allocation.

SHELAA Conclusion
Northern part unsuitable
Southern section suitable in conjunction with other site submissions
Site has been assessed for a mix of residential, education and community facility.
This site is considered unsuitable as a potential site allocation in part, with the remaining part of the site
(southern parcel) being considered suitable in conjunction with other site submissions. This site as a
whole has restricted vehicular access. It is considered however that the southern part of the site could
be considered for allocation in conjunction with other site submissions. The northern part of the site is
not considered suitable due to the nature of Back Lane, unlikely to provide an appropriate means of
access.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment. The site has potential to provide reasonable pedestrian access through Back Lane to the
primary school.
The site is adjacent to the LBD and a proposed allocation (AL/HO3 in conjunction with sites 82, 108 and
297) in the emerging Local Plan and cannot be allocated further in the neighbourhood plan, however the
neighbourhood plan has potential to influence the details of the development through design policy.

355

Land adjacent to
Goudhurst Road,
Horsmonden, Kent

1.08

Greenfield

Potential yield of 32
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. There is concern about the potential to
deliver this site. It is considered unlikely that an appropriate means of access can be achieved. There
are also concerns about impact on the landscape.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment, as there is concern about the potential to deliver this site. It is considered unlikely that an
appropriate means of access can be achieved. There are also concerns about impact on the landscape.
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment. The site is adjacent to the LBD but lacks potential to provide two way vehicular and
pedestrian access.

377

Land to the north of
Brenchley Road,
Horsmonden, Kent

5.88

Greenfield

Potential yield of 176
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
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This site is considered unsuitable as a potential site allocation. There is concern regarding the
sustainability of this site given a lack of pavement along Brenchley Road and therefore potential lack of
pedestrian access to the settlement centre.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment, however there is further scope for the Neighbourhood Plan to consider development of site
377 in conjunction with neighbouring sites 321 and 322 subject to proposals being consistent with Local
Plan policy and highways issues being addressed.
378

Land to the east of
Furnace Lane and Gibbet
Lane, Horsmonden, Kent

9.94 (9.68
Greenfield
developable)

Potential yield of 290
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. There are concerns regarding the
landscape sensitivity of this site including its impact on heritage matters (historic farmstead). There is
also concern about highway matters, in particular ability to provide an appropriate means of access.
Deliverability of the site is uncertain.
SHELAA Review
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment, as a site that is unsuitable for development largely due to access constraints and
overriding landscape issues. The SHELAA has concerns regarding the landscape sensitivity of this site
including its impact on heritage matters (historic farmstead). There is also concern about highway
matters, in particular ability to provide an appropriate means of access. The site is adjacent to the draft
LBD and draft allocation AL/HO1, however the site remains unsuitable due to overarching landscape
and highways constraints.

405

Land at Yew Tree Green
Farm, Yew Tree Green
Road, Horsmonden,

2.41 (2.05
Greenfield
developable)

Potential yield of 62
dwellings

SHELAA Conclusion
Unsuitable
Site has been assessed for potential residential use.
This site is considered unsuitable as a potential site allocation. This site is remote from the settlement
centre and is unlikely to be sustainable in this context.
Site Assessment Conclusion
The SHELAA conclusions are reasonable to be carried forward to the Neighbourhood Plan Site
Assessment. The site is outside and removed from the Horsmonden LBD and in open countryside where
development is contrary to Local Plan and national policy.

431

The Parish Office,
Horsmonden Village Hall,
Back Lane, Horsmonden

0.04

Potential yield of less
than 10 dwellings

SHELAA Conclusion
Unsuitable
This site is considered unsuitable as a potential site allocation. Potential yield of less than 10 dwellings.
This site is a PDL site within the LBD and is a sustainable site in this context. Any likely yield on this site
is likely to be of a scale that is not considered suitable for allocation. The site could come forward as a
windfall site.

PDL
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Site Assessment Conclusion
The site is within the LBD and was found unsuitable largely due to not being able to deliver a scale of
development suitable for allocation in a Local Plan.
The site is suitable for development consideration in the Neighbourhood Plan subject to proposals being
consistent with Local Plan policy such as replacement Village Hall being agreed in a sustainable location
(see opportunity to deliver a new Village hall in Policy AL/HO2 Land south of Brenchley Road and west
of Fromandez Drive).
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6.1

The assessment has demonstrated that sites 31, 82, 108, 297, 324 and 431 are suitable for housing
development.

6.2

Site 31 is a draft allocation in the emerging Local Plan and is awaiting final decision for 49 dwellings
subject to conditions after being granted at committee in July 2020. As the site is a proposed allocation
and policy (AL/HO1) in the emerging Local Plan, it cannot be further allocated further in the
neighbourhood plan.

6.3

Sites 82,108, 297 and 324 are suitable sites for development that are allocated collectively as policy
AL/HO3 in the emerging Local Plan to deliver approximately 100-150 residential (C3) dwellings, and
expansion of Horsmonden Primary School and new health centre/doctors surgery in the future. The
allocation is a greenfield site adjacent to the LBD that will extend the village to the east along Goudhurst
Road and a track road along the northern boundary. Although there is a general lack of footpaths on the
Local Roads of Goudhurst Road and Brenchley Road, a recent planning permission (15/505340/OUT) at
Land at Bassetts Farm for homes (site adjacent and between AL/HO3 sites along Goudhurst Road)
requires provision of a footway on the northside of Goudhurst Road to link the application site with the
existing footway to the west. The delivery of safe pedestrian access however along Goudhurst Road
remains an outstanding issue in the approval of reserved matters (TW/19/03657/REM) for 13 dwellings
following the outline permission (15/505340/OUT), which would have to be resolved to deliver
development on sites to the north of Goudhurst Road. The principle of development has been
established to the north of Goudhurst Road subject to details of off site highway works (footway) being
approved by Tunbridge Wells Borough Council.

6.4

Site 431 is a brownfield site within the LBD that is suitable for development and allocation consideration in
the Neighbourhood Plan, subject to proposals being consistent with Local Plan policy such as a
replacement Village Hall being agreed in a sustainable location (see opportunity to deliver a new Village
hall in Policy AL/HO2 Land south of Brenchley Road and west of Fromandez Drive).

6.5

Sites located adjacent to the LBD and draft LBD on the western edge of the village along Brenchley Road
have been found potentially suitable for development subject largely to highways matters (pedestrian
access to village centre) being resolved. Although site 162 was found suitable in the SHELAA, the delivery
of the site is partly dependent on the provision of a safe pedestrian link to facilities and services of the
town centre. Decision on an application for 6 dwellings is currently awaiting details of provision of a
footway on the northern side of Brenchley Road. Notwithstanding the landscape sensitivities of these sites
in close proximity to the North Weald AONB in an otherwise historic and sensitive landscape, the
consolidated arrangement of Sites 321, 322 and 377 (along with the draft allocated site 162) could act as
a reserve option to growth to the eastern side of the village, subject to highways matters being resolved.

6.6

The SHELAA review finds that brownfield sites removed from the LBD, such as sites 69 and 173, to be
potentially suitable for development on the basis that they were previously developed. While the
redevelopment of previously developed land is an effective use of land, in accordance with paragraph 78
of national planning policy framework, housing should be located where it will enhance or maintain the
vitality of rural communities. In the context of the Neighbourhood Plan and the sustainable growth of
Horsmonden, the development of sites which are physically well-related to existing settlements and
provide opportunities to make a location more sustainable (for example by improving the scope for access
on foot, by cycling or by public transport) should be encouraged where suitable opportunities exist.

6.7

Other sites adjacent to the LBD, such as Sites 207, 355 and 378, remain not suitable upon review of the
SHELAA and appraisal on site. While sites 207 and 355 are physically well related to the built form of the
village, these sites have overarching landscape and access constraints respectively.

AECOM
52

Horsmonden Neighbourhood Plan Site Assessment

7. Conclusions
7.1

Horsmonden Parish Council have commissioned AECOM to undertake an assessment of all sites
considered in the TWBC 2019 SHELAA, in order to understand which of the sites or groups of sites best
meet the NDP objectives for the sustainable growth of the village. The results of the SHELAA assessment
were reviewed and an appraisal of each site produced using existing evidence base supported by a site
visit. An assessment focused on suitability of each site for development and considered potential
allocation options for the neighbourhood plan.

7.2

This report has concluded that SHELAA assessments for Sites 82, 108, 291 and 324, Draft Local Plan
allocation AL/HO3, are reasonable to be carried forward as suitable sites for development. How the sites
connect to the village centre along Goudhurst Road however remains an outstanding issue. Sites 321,
322 and 377 are potentially suitable for development as reserve sites to the west of the village (with Site
162 (allocation AL/HO2)) to deliver part of the housing requirement, subject to landscape and highways
issues being resolved.

7.3

Fourteen of the twenty four sites considered in this assessment are suitable or potentially suitable for
allocation for housing or mixed-use development. Nine of these sites have the potential to accommodate
10 or more dwellings and would be required to include a proportion of affordable housing 14. They are
therefore potentially suitable for Discounted Market Housing (e.g. First Homes 15), affordable housing for
rent, or other affordable housing types (see NPPF Annex 2). The proportion of affordable housing is
usually set by the Local Plan but is expected to be above 10%, unless the proposed development meets
the exemptions set out in NPPF para 64.

7.4

The Government is currently consulting on changes to the current planning system. As part of this they
are considering increasing the site size threshold for which developers need to make contributions
towards affordable housing from sites of 10 dwellings or more, to sites of 40 or 50 dwellings or more 16.
Five of the sites that are suitable or potentially suitable for residential allocation have the potential to
accommodate 40 or more dwellings, and four have the potential to accommodate 50 or more.

7.5

The requirement for Affordable Housing provision on sites proposed for allocation in the Neighbourhood
Plan should be discussed with the Local Planning Authority (usually your neighbourhood planning officer)
to understand the specific requirements for the sites proposed for allocation.

Next Steps
7.6

Horsmonden Parish Council are advised to use this report together with the site allocation options in the
emerging plan to consult with the community and TWBC to discuss which site options best meet the
housing requirement and social infrastructure requirements (school expansion and medical centre) and
meet neighbourhood plan objectives for the sustainable growth of the village.

7.7

It is also advised that a Strategic Environmental Assessment (SEA) is undertaken to test these options
and their environmental impact.

1.1

The site selection process should be based on the following:
•
•
•
•
•
•

The findings of this site assessment;
Discussions with the planning authority;
The extent to which the sites support the vision and objectives for the NP;
The potential for the sites to meet the identified infrastructure needs of the community;
Engagement with key stakeholders; and
Neighbourhood Plan conformity with strategic Local Plan policy.

see NPPF para 62-64.
The Government are currently consulting on the detail of the First Homes policy, however, it is expected that that a minimum
of 25 per cent of all affordable housing units secured through developer contributions should be First Homes. You can find
more information here: https://www.gov.uk/government/consultations/changes-to-the-current-planning-system
16
The proposal to increase the threshold is subject to ongoing consultation, and it is understood that the uplift in the threshold
would be temporary in nature. You can find more information here: https://www.gov.uk/government/consultations/changes-tothe-current-planning-system
14
15
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Viability
As part of the site selection process, it is recommended that Horsmonden Parish Council discusses site viability
with TWBC and with landowners to ensure that the proposed development is achievable. Viability appraisals for
the sites may already exist, and is further suggested that any landowner or developer promoting a site for
development should be contacted to request evidence of viability, e.g. a site financial viability appraisal.
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