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SECTION 6: NEIGHBOURHOOD PLAN POLICIES
The Neighbourhood Plan policies aim to shape future development and use of land through the
planning system. They are set out in coloured text boxes in the Neighbourhood Plan. Text below
each planning policy explains and justifies the policy. Appendix 6 provides a summary of
references to supporting evidence.
Once the Plan is approved by referendum, these policies will be used as a basis for considering
planning applications submitted to TWBC, alongside national planning policies in the NPPF, local
planning policies prepared by TWBC and other material planning considerations.
Some desirable actions fall outside the planning system and may involve lobbying other
organisations, for example KCC’s powers as highway authority or TWBC’s powers as housing or
public health authority. Alternatively, they may be projects promoted or undertaken directly by
the Parish Council or the local community, as with the Community Action Projects set out in
Section 7.
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G1 General Policy
Any development must comply with all relevant policies in the Brenchley and
Matfield Neighbourhood Plan.
The policies in this Neighbourhood Plan are to be taken together. Development proposals will be
expected to comply with all related policies; compliance with one policy will not mean that other
policies need not be followed.

6.1 HOUSING
The community accepts the need for some increase in the number, type and affordability of
housing, to secure the long-term viability of our settlements. It will help retain young people,
attract more families and provide accommodation to support an ageing population and those with
a disability. It will also provide housing for key workers necessary to support and maintain the
local community. However, the scale, type and distribution of this housing should not be to the
detriment of the character of the parish, especially the High Weald AONB. The Parish Plan Survey
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2017 showed a clear preference for small developments of a high quality of design which blend in
with the existing fabric of the villages and do not impact significantly on the AONB.
The Neighbourhood Plan therefore seeks to balance the need for new houses with ensuring that
the size and density of individual developments fits comfortably within the existing type of
development in the parish. Although the number of houses proposed in the PSLP for the parish is
limited, the need for the Neighbourhood Plan is undiminished. It provides an essential framework
for any development that may come forward in future.
TWBC has been set a target of a minimum of 12,200 new homes across the Borough during the
Local Plan Period 2020-2038, equal to 678 dwellings per year. The TWBC PSLP identifies specific
sites of 10 or more dwellings in each parish. This excludes small-scale windfall, brownfield and
infill sites. The term 'windfall sites' is used to refer to those sites, usually of less than ten units,
which are not included as allocated land in TWBC’S development plan. A brownfield site refers to
previously developed land, which is or was occupied by a permanent structure. An infill site is the
development of vacant or underutilised sites within existing development.
The Allocation of Sites in the parish that are considered suitable for development in the planning
period 2020-2038 was undertaken by TWBC. Their analysis of sites was informed, but not
constrained, by local knowledge from the Parish Council and Neighbourhood Plan Steering Group
and has not been endorsed by them.
The PSLP notes that there is limited scope for increasing housing numbers in rural settlements
where poor infrastructure exists. In the TWBC Sustainability Appraisal, Matfield is shown as
lacking many community facilities and services but development is still being considered there,
with its better bus services.
The PSLP recommends (pages 233 -236) two sites in our parish, totalling 56 - 60 homes, both in
Matfield. This is an increase of around 5% over the current 1150 homes. One of the sites is the
triangular area between Maidstone Road, Brenchley Road and Coppers Lane (AL/BM1), known
colloquially as the ‘Island Site’, which was granted outline planning permission for 45 homes in
May 2020 and approval of its Reserved Matters application in March 2021 . The other proposed
allocation is for 11 to 15 houses on a site to the southwest of Matfield Village Hall (AL/BM2).
Specific Policies for the two planned Allocated sites can be found on pages 32 and 34.
No sites have been allocated by TWBC in Brenchley. Sites that were submitted in Brenchley in the
Call for Sites were rejected in the TWBC Strategic Housing and Economic Land Availability
Assessment due to landscape, biodiversity and/or setting concerns. Other sites submitted within
the parish in the Call for Sites were deemed unsuitable for lack of access, uncertainty of delivery
and not being logical extensions to the Limits to Built Development (LBDs).
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H1 Scale of development
Exceptional housing developments of ten or more dwellings will only be permitted within the
HWAONB and High Weald National Character Area if it can be demonstrated that there are
exceptional circumstances as prescribed by the NPPF, including:
a. the development is in the public interest; and
b. the visual impact on the scenic beauty of the AONB and High Weald National Character
Area and its intrinsic landscape character can be effectively mitigated; and
c. the cultural heritage can be conserved; and
d. it will enhance or maintain the vitality of the community.
Small-scale infill sites will be permitted within the Limit to Built Development if the site fills in a
gap in an otherwise developed frontage or is closely surrounded by buildings.
The National Planning Policy Framework (Para 172, page 49-50) states that:
‘Great weight should be given to conserving and enhancing landscape and scenic beauty in
National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest
status of protection in relation to these issues…. The scale and extent of development within
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; and
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.’
In the Parish Plan Survey in 2017 there was a clear preference for small-scale infill developments,
to meet an identified need and minimise the impact on the AONB landscape and its sustainability.
Brenchley and Matfield Parish Council’s document ‘Shaping the Future: The Council’s Strategy for
the Development of Our Parish (2017), also sought to resist developments which ‘are considered
too large, in terms of the number of units, having regard to all circumstances, but particularly the
site location’.
Under the TWBC PSLP, some of the supply of new homes within the Borough will be from small
windfall sites. Such developments should comply with all relevant policies in the Neighbourhood
Plan.
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H2 Location of Housing Development
Housing proposals will only be supported for developments which are within the Limits to Built
Development (LBDs) as defined by the maps in Figure 13, except as set out in Policies H6, H7, H9,
D3 and BE1. Preservation of the character and setting of the Conservation Areas will remain a
priority. Proposals must demonstrate how they would conform with the settlement pattern
adjacent to the site and have regard to the High Weald AONB Design Guide.
The character and separate identity of the existing villages and settlements should be maintained.
Development proposals that would result in the merging of settlements (Brenchley, Matfield,
Castle Hill, Chantlers Hill, Keys Green, Kippings Cross, Market Heath, Mile Oak, Petteridge, Tibbs
Court and Walnut Tree) will not be supported. The Parish will also seek to maintain a separation
of built form from the settlements within the Parishes of Horsmonden, Paddock Wood and
Pembury.
Limits to Built Development (LBD) were designated to prevent the unrestricted sprawl of towns,
villages and hamlets into the surrounding countryside. They were intended to preserve the
separateness of communities and character of settlements, to provide opportunities for housing
development within established communities and to encourage development in places where
active travel to facilities is easiest.
In its PSLP, TWBC proposes to extend the LBDs designated in the TWBC Local Plan (2006) for
Brenchley and Matfield. Matfield’s built area is to be increased to cover more recent
development and the two allocated sites. In its ‘Limits to Built Development Topic Paper for Draft
Local Plan (August 2019)’ TWBC proposed a new LBD in Market Heath and development on the
brownfield site of Brenchley Garage was subsequently approved in March 2021. These proposals
have been accepted by the Parish Council.
The aim of Policy H2 is to concentrate development as far as possible within the LBD to ensure
sustainability. It allows better connections to main public transport routes; provides easy
pedestrian access to village facilities; helps to reduce car use; and helps to build more robust
village communities. Limiting development to the two villages and the Market Heath settlement
will also help to conserve and enhance the AONB and views of surrounding countryside (see
Policies LE1, LE2, LE3, LE4), respecting the rural character of the parish and protecting agricultural
land. The NPPF states that:
‘in rural areas, planning policies and decisions should be responsive to local circumstances and
support housing developments that reflect local needs’ (para 77);
‘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’ (para 78); and
‘planning policies and decisions should avoid the development of isolated homes in the
countryside’ except in special circumstances (para 79).
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The Parish Plan Survey (2017) and the Neighbourhood Plan Visioning and Design Forum
consultations in 2018 showed strong support for maintaining the distinctive character of the
villages of Brenchley and Matfield and its settlements. There is a danger of settlements losing
their identity through ribbon and
piecemeal development, particularly
between Brenchley and Market
Heath, from Market Heath to the
Walnut Tree settlement and Walnut
Matfield
Tree to Matfield. Maintaining open
countryside between the settlements
in this parish and between those in
adjacent parishes will also help to
preserve the character of tedhe
parish, especially the parish boundary
with Paddock Wood. This area
provides a natural physical and visual
buffer for the northern slopes
bordering the High Weald AONB and
an important transition between the
Low Weald and High Weald

PROPOSED LBDS
Brenchley

Market Heath

FIGURE 2: LBDS PROPOSED IN THE TWBC PSLP
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LISTED BUILDINGS

H3 Density of Housing
Proposals for new development will only be permitted if the density of development is in
character with the immediate surrounding area, while making efficient use of land.
Developments should comply with Design Policies set out in this Neighbourhood Plan, with
demonstrable regard to the HWAONB and rural nature of the Parish.
The ‘HWAONB Design Guide’ suggests that new development should reflect the historic density of
the area in which it is being proposed, so that the distribution of buildings supports the existing
pattern of the settlement. It also suggests that a variation of density across the site, in all but the
smallest of schemes, will help the character and place-making of the development. Given that the
bulk of the parish is within the HWAONB and that the AONB Design Guide is informed by the
National Design Guide, it is considered that high quality design in the parish would be reasonably
achieved if all development proposals show due regard to the principles and advice within the
HWAONB Design Guide.

H4 Housing Mix
Residential development proposals will be permitted where an appropriate housing mix is
maintained. Proposals, on sites of more than six dwellings, should provide 1 bed, 2 bed or 3 bed
units in at least 70% of the new homes, unless otherwise specified in an Allocated Site Specific
Policy.
A better balance of house sizes is needed to help to build and sustain a healthier demographic mix
for a sustainable community, catering for a range of economic circumstances. It will make it more
feasible for younger local people and those on lower incomes to stay within the parish, enhancing
the viability of the school and other facilities. It will also cater for the rapid demand for single
person households and benefit older residents who would be happy to free up larger properties if
there were suitable smaller accommodation.
This policy seeks to address the current housing imbalance in the Parish. The Brenchley and
Matfield Housing Needs Survey (2020) demonstrated the need for 2 and 3 bedroomed properties
while mostly 1 and 2 bedroomed properties were needed for affordable homes. Individuals on
the TWBC Housing Register, who have expressed an interest in living in Brenchley and Matfield,
would prefer 2 bedroomed properties with 1 or 3 bedroomed being favoured over larger
properties.
Brenchley and Matfield Parish has a high percentage of larger homes and a shortage of smaller
units, partly because many properties in the village have been extended. The HNS demonstrated
that a significant number of elderly households wished to downsize to two bedroomed properties
in the parish. TWBC ‘Housing Needs Study of 2018’ (HNS) provides a comparison with the
Borough as a whole:
Percentage of houses with:
Four or more bedrooms
Three bedrooms
Two bedrooms
One bedroom

Brenchley & Matfield
45
33
17
6

Borough
29
31
25
15

FIGURE 3: HOUSING MIX IN PARISH AND BOROUGH
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These figures illustrate the need for a higher proportion of 1-3 bedroomed properties within the
Parish.
Projections made in 2019 by the Office of National Statistics of the composition of households in
Tunbridge Wells Borough to 2041 suggest the current deficit in smaller properties is likely to
increase.

FIGURE 4: HOUSING GROWTH 2016 - 2041
In the Parish Plan Survey (2017), 69% of people expressed a preference for building homes of 1 to
3 bedrooms over larger homes. Brenchley and Matfield Parish Council’s ‘Shaping the Future: The
Council’s Strategy for the Development of Our Parish (2017)’ supported ‘appropriate small-scale
developments’ in ‘sustainable locations, particularly of smaller units suitable for first-time buyers,
renters and downsizers’.

H5 Housing for older Residents and people with disabilities
Permission will be given to new developments or alterations to existing buildings, within the LBD,
which provide types of accommodation which are adapted or have the scope to be adapted
specifically for older residents (over 65) and those people with disabilities.
On exceptional new build housing developments of 20 or more homes, at least 10 percent of
homes must be suitable for older people (over 65), in that they are bungalows or one or two bed
flats/houses, and at least five percent should be suitable to support people with physical
disabilities.
Proposals for developments to be reserved exclusively for older and disabled people will only be
considered where:
a. they are within a LBD in a rural settlement and within easy walking distance of shops
and facilities; and
b. all homes are specifically designed to meet the needs of older people and those with a
disability in terms of ease of access, residential size, form, layout, and support facilities;
and
c. where appropriate, occupation is limited to older age groups by planning condition.
The British Property Federation report ‘Housing and Care for Older People 2020’concluded that
policy makers must recognise the growing housing needs of older people living in the countryside.
It is estimated that 50% of UK rural households will be aged more than 65 in 2039. In Tunbridge
Wells Borough the over-65s population estimated to rise by 41% by 2033 and the over-80s by
73%. The TWBC Housing Needs Survey 2018 found that 30% of households contained at least one
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person with illness/disability. In the parish, 5% had physical/ mobility impairment, 4% visual
impairment and 8% had long-standing illness/health condition.
In the Parish Plan survey (2017), 65% of the 65-74 age group expressed a wish to downsize. The
Brenchley and Matfield HNS (2020) showed that 85% of the older respondents wished to remain in
the parish and 21 households, of which 13 were couples, wanted to downsize within 5 years
Thirteen two and three bedded homes will be needed by couples and 8 one or two bedroomed
homes will be needed by single people. For the older households wishing to downsize, 19 homes
would be required on the open market and two would need to be affordable homes.
At present there are few options for those wishing to remain in the parish but who wish to
downsize or may need a degree of support. Specific accommodation for older residents and
people with disabilities could include: two and three bedded homes with manageable gardens;
bungalows; apartments; an over-65s development (with a minimum age covenant); Sheltered
Housing to meet the needs of those capable of living independently; and accommodation with full
support on site. The TWBC PSLP notes that Tunbridge Wells Borough is relatively well served with
residential/nursing care home provision.
The requirement for at least 10 percent of homes to be suitable for older people (over 65) in
developments of 20 or more homes is based on the TWBC PSLP (Policy H6).
The needs of older residents and people with disabilities will also be addressed through Policy D4
on improving accessibility in all developments.

H6 Affordable Housing
Housing developments will be permitted if:
a. a minimum of 40% of the gross number of residential units in an exceptional new
development of more than 9 units will be Affordable Housing and a minimum of 30% on
Brownfield Sites; and
b. sites delivering a net increase of 4 - 9 units, within the AONB, will provide a financial
contribution towards provision of off-site Affordable housing (land and build costs) within
the designated rural area of the Parish of Brenchley and Matfield in the first instance in line
with TWBC rates. This contribution will be payable upon the commencement of the
development; and
c. the mix and tenure of Affordable Accommodation reflects the needs identified in a Parish
Housing Needs Survey. Within such developments, initiatives that seek to make homes
more affordable for first time buyers, such as the Government’s draft ‘First Homes’ Scheme,
will be welcomed.
d. The allocation of Affordable Housing prioritises households with an established local
connection through residence or place of work, with households in the settlement and
parish taking precedence over those in adjacent parishes or the wider borough. A local
connection is determined by whether the applicant:
i. has lived continuously in the parish for the last three years or for a total of five years out of
the last ten years; or
j. has immediate family living within the parish for the last three years or for a total of
five years out of the last ten years; or
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k. has been employed in a permanent contract of paid employment that has been
continuous for the last six months, or self-employed for the last six months where there
is evidence that the main area of work is in the parish; or
l. pro vides important services that require residence in the parish.
Appendix 2 details the government’s definitions of the different types of Affordable Housing as set
out in NPPF 2019 Annex 2. The requirements for developers to build or contribute to Affordable
Housing are based on thresholds in the NPPF for designated rural areas.
In order to keep the villages and settlements as vibrant communities, people of a wide range of
incomes should be able to live in the Parish. The cost of housing in the parish makes it
unaffordable for lower and medium income residents.
The 2020 Brenchley and Matfield HNS showed that the cheapest property for sale in the parish in
October 2020 was a 3-bed terraced house for £395,000, requiring a deposit of approximately
£60,000 and an income of £75,000. An income of approximately £72,000 would be required to
afford the cheapest property found available to rent in the Parish, which was a 3-bed house for
£1800 pcm. By contrast, the TWBC 2017 HNS identified that 16% of households in the borough
receive less than £13,000 gross per year; 25% receive £13-26,000 per year; 42% receive £2680,600 per year; and 17% receive over £80,600 per year.
The 2020 Brenchley and Matfield HNS makes it clear that people on the lower or median income
bands wanting to live in the Parish can only afford to be in a range of Affordable Housing products.
The average cost of social rent in the Parish of Brenchley, in the HNS, was £374 a month, which
required an income of £18,000. The median affordable rent was £998 which required an income
of £48,000.
TWBC estimates that there is a net annual affordable housing desire for 13 one to three bedded
units in Brenchley & Matfield Parish from residents within the Borough, although in March 2021
only seven households living in the parish were on the TWBC Housing Register. The TWBC PSLP
suggests that 60% of on-site affordable housing should be social rent and 40% should be shared
ownership, although this may change when the likely impact of First Homes schemes is
considered.
The need for an increase in the number of affordable homes was also apparent in the Brenchley
and Matfield Parish Plan Survey (2017) and the 2020 Brenchley & Matfield HNS. The latter focused
on households requiring Affordable Accommodation and older households wishing to downsize.
The Survey identified the need among respondents for 22 affordable homes within the next five
years, with a preference for 1, 2 or 3-bedded homes. All of the households indicated strong
connections to Brenchley and Matfield and expressed a preference for Shared Ownership or
Discounted Market Sale. An analysis of income suggested that seven of the households might be
able to afford a Shared Ownership option.
Applicants for Affordable Housing need to be on the TWBC Housing Register, where housing needs
assessments also take account of by the physical, medical and social circumstances of applicants,
as well as the suitability of their current accommodation. The present income restrictions
imposed by the Housing Register and Shared Ownership schemes create a significant gap in the
availability of housing, because income levels are too high to qualify for schemes yet are
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insufficient to afford properties on the open market. It is hoped that the First Homes scheme,
providing a minimum discount of at least 30% on open market house prices, might help to address
this gap. Individuals on the TWBC Housing Register with an interest in Brenchley and Matfield
mainly prefer 2-bedroom properties, with 1 or 3 bedrooms being also favoured.
Residency criteria ensure that priority is given to those on the Housing Register with a local need
and connection before units are offered to wider TWBC applicants. This will contribute to the
social cohesion of the villages. This policy will be reviewed by the Parish Council and monitored on
a regular basis in conjunction with TWBC.

H7 Rural Exception Sites
Rural Exception Sites for affordable homes will be permitted provided they are in response to a
clearly identified local need and meet the overall policies of the Neighbourhood Plan. Such sites
should be close to an LBD or contiguous to a small settlement on the grounds of sustainability.
Support will be given for a small proportion of market housing on a Rural Exception Site only if it
would help to facilitate the provision of mainly affordable homes.
To ensure that a Rural Exception Site meets local needs, occupation of the affordable homes will
be limited to those with a fully evidenced local connection with the parish, as defined in Policy
H6.
Rural exception sites provide affordable homes indefinitely on small sites which would not
normally be used for housing, in order to meet the needs of the local community. Local planning
authorities should therefore support proposals for rural exception sites that will provide
affordable housing to meet identified local needs. As stated in the NPPF, para 77, consideration
should be given to an element of market housing where that is needed for scheme viability.
The availability of land for rural exception sites is a continuing problem, dependent upon
landowners being prepared to offer land at a price that would make the provision of the site
viable.

H8 Housing for Rural Workers
Support for housing for rural workers will depend on:
a. a proven need to accommodate essential rural workers, including agricultural, forestry,
equestrian or similar land-based enterprises outside the LBDs who could not reasonably
be located within or close to any existing settlement; and
b. the dwellings not harming the character of the countryside; and
c. occupation being restricted to persons employed by, or last employed by, such
enterprises.
Applications seeking the removal of rural worker occupancy conditions in the Parish will not be
supported unless the unit has been subject to an appropriate marketing strategy over a period of
at least 18 months, including to other rural workers within the Parish without a connection to the
immediate land on which the dwelling(s) are sited.
Farming continues to play an important role in the economy and character of the parish. The
Neighbourhood Plan is looking to ensure that the needs of this type of business and others
including equestrian businesses are supported (see Policy BE4). This policy provides a planning
mechanism to build outside the LBD for rural workers’ homes where they are required for the
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business. The policy provides for the retention of rural workers’ dwellings and is a way of
maintaining the provision of such housing where it is essential to rural employment and
enterprises.

H9 Residential extensions, alterations, outbuildings and annexes in the parish and
Replacement Buildings outside the LBD
Residential extensions, alterations, outbuildings and annexes in the parish and replacement
buildings outside the LBD, where not covered by ‘permitted development’, will only be
permitted where they comply with Design, Landscape and Environment, Sustainability and
Parking policies in the Neighbourhood Plan.
The design of extensions and other alterations to existing properties should be consistent with
Neighbourhood Plan policies. For example, it is important that opportunities are not lost to improve
energy efficiency of the property as a whole. Applying as high standards as are reasonably possible
to such developments, while respecting historic characteristics, will maintain the character and
setting of the parish and contribute to actions to tackle climate change.

H10 Developer Contributions
Where financial contributions under Section 106 or Section 278 agreements, or from other
sources, are being negotiated by TWBC, regard should be given to the priorities for community
improvements identified in Section 7 of this Plan, as updated from time to time, which will
benefit the residents of the development directly or indirectly.
Section 106 contributions are sought by TWBC from developers of sites with 10 or more units to
help finance community and social infrastructure, the need for which has arisen as a result of new
development. A good developer may also contribute to the local community by funding items
which are outside their legal obligation.
Under the Highways Act 1980, additional Section 278 agreements with Kent Highways provide for
financing alterations and improvements in the public highway where needs are generated by
developments.

Site-Specific Policies for sites allocated in the emerging Local Plan
Site specific policies help ensure that Local and Neighbourhood Plan policies are appropriately
tailored to the characteristics of each site, taking account of local knowledge and views. The
requirement for coordination between applications follows from recent experience where there
has been a lack of coordination on such issues as footpaths, pedestrian crossings and other
highway-related issues.

•

In the PSLP, TWBC allocates two sites for potential development within the Parish. Many of the
Site Specific Policies cover both sites and are appropriate for other developments of more than 9
houses.
The sites allocated by TWBC are:
AL/BM1: Land between Brenchley Road, Coppers Lane, and Maidstone Road, which has received
planning permission for up to 45 dwellings, known as the Island Site.
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•

AL/BM2: Land at Maidstone Road adjacent to Matfield Village Hall (approximately 11-15
dwellings), known as the Matfield Village Hall Site.
The site maps are only indicative, to allow an easier understanding of the policies and the
approximate location of the features referred to in them. An analysis of each of these sites can be
found in Appendix 5.

H11a. Site Specific policies for the Island Site (TWBC allocated site AL/B1)
Development proposals will be required to comply with the following:
1 Design Issues
a. Provide 40% Affordable Houses on the site.
b. Build no more than two storeys high and minimise light spillage from the development.
c. Provide uninterrupted views across the site from the public footpath beside the south
side of the Maidstone Road retaining views of the AONB.
d. Protect the hedges surrounding the site with a management plan and funding to
maintain the hedges and provide an ecological buffer around the edge of the site.
e. Plant a minimum of two native species or fruit trees for every new dwelling or building,
either in gardens or in a communal area.
f. Provide an amenity/natural green space and play space.
g. Install high efficiency and renewable energy sources, such as air source heat pumps and
solar panels or tiles, while minimising the visual impact. Electric vehicle charging points
and secure cycle storage shall be provided for each dwelling.
h. Design homes to reduce water consumption and use grey water.
i. Provide a single point vehicular access onto the Maidstone Road and provide a safe
crossing of the vehicular entrance for pedestrians on the footpath.
j. Improve pedestrian permeability across the site to link with the footpath network.
Provide footpaths from the site onto Coppers Lane and Brenchley Road, with provision
for pedestrian safety.
k. If more than one planning application or development is occurring simultaneously and
they are close to each other, co-ordination should actively occur between the parties
involved.
2. Development Contribution Priorities
a. Provide a contribution to equip a children’s playground or fund other leisure and
recreational facilities in the Parish of Brenchley and Matfield to be used by children
and youth.
b. Contribute to providing twelve dedicated and made-up parking spaces on the southern
boundary of the site on the Brenchley Road for the residents of the homes on
Brenchley Road.
c. Arrange and fund the relocation of the 30mph speed limit northwards to an agreed
location close to Invicta Oast on the Maidstone Road and the installation of a speed
sign, preferably with a number plate recognition facility such as Westcotec’s Automatic
Number Plate system.
d. Contribute towards an assessment of traffic along the surrounding roads to inform a
scheme of potential traffic calming measures, including safe crossings of the Maidstone
Road for pedestrians, and provide contributions towards these measures.
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e. Provide an assessment of the Coppers Lane/Brenchley Road junction and Standings
Cross junction and provide contributions to their improvement if warranted.
f. Provide an improvement of the footpath on the south side of Maidstone Road to
connect to the existing footpath.
Context and description:
The Island Site is a triangular agricultural and arable site of 2.84 hectares, most recently used for
blackcurrants. The owners gave an option for development to Fernham Homes, who have
obtained planning permission for 45 homes. The site is bounded on all sides by roads with
housing and with parish allotments in the south western aspect. From the Maidstone Road
footpath there are views over the sloping site to Whitethorns and two Grade II cottages, with
views of distant hills within the AONB. The site is outside the current LBD but is included in the
TWBC PSLP.
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FIGURE 5: ISLAND SITE
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H11b Site Specific Polices for Matfield Village Hall Site (TWBC Allocated Site
AL/BM2)
Development proposals will be required to comply with the following:
1. Design issues:
a. Provide 40% Affordable Houses on the site.
b. Provide an ecological buffer around the site.
c. Provide a single point of vehicular access onto Maidstone Road from the south-east of the
site.
d. Concentrate development in the south of the site. Development proposals shall take into
account the Matfield Conservation Area by demonstrating how the proposals will not
harm its setting.
e. Provide a site layout to be informed by a heritage study, a landscape and summer and
winter visual impact assessment to inform the site access and to reduce the impact upon
the Matfield Conservation Area and the setting of nearby listed buildings on Matfield
Green. The design shall conserve and enhance the character and distinctiveness of the
village and of the AONB landscape.
f. Provide a report on the hedges and trees on the site, with a professional arboricultural
assessment of which trees and hedges need preserving, and a funded management plan to
preserve and upkeep the hedges and trees. Trees and hedges in general are to be
preserved except for that part of the frontage on the Maidstone Road where access and
visibility splays for the access are needed.
g. Plant a minimum of two native species or fruit trees for every new dwelling or building,
either in gardens or in a communal area.
h. Provide an assessment of soil conditions on the site and the proposals for drainage.
i. Install high efficiency and renewable energy sources, such as air source heat pumps and
solar panels or tiles, while minimising the visual impact. Electric vehicle charging points and
secure cycle storage shall be provided for each dwelling.
j. Design homes to reduce water consumption and use grey water.
k. If more than one planning application or development is occurring simultaneously and they
are close to each other, co-ordination should actively occur between the parties involved.
2. Development Contribution Priorities:
a. Assess the need for extra parking spaces to serve the Village Hall and provide them if
necessary. Any extra parking will be located in the non-allocated area of the site, to the rear
of Matfield Village Hall.
b. Provide a site for a fully equipped playground adjacent to the village hall.
c. Provide a contribution to equip a playground or to fund other leisure and recreational
facilities in the parish of Brenchley and Matfield that will be used by children and youth.
d. Provide a site for allotments and parking spaces for allotment holders.
e. Contribute towards an assessment of traffic along the surrounding roads to inform a scheme
of potential traffic calming measures and make a financial contribution towards these
measures.
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f. Contribute towards the relocation of the 30mph speed limit southwards on the
Maidstone Road if this is assessed to be necessary.
g. Contribute towards the installation of a speed sign, preferably number plate recognition
facility, such as Westcotec’s Automatic Number Plate (ANPR) system, to be installed in
an agreed location if this is assessed to be necessary.
Context and description:
The Matfield Village Hall site, of 1.56 hectares, is allocated in the TWBC PSLP as a site for a
residential development of 11-15 dwellings. The site at present is mostly wooded but it is not an
Ancient Woodland. The site is outside the current LBD but most is included in the proposed new
LBD of the TWBC PSLP.
There is access, to the northeast of the site, through a gate situated north of Matfield Village Hall
car park, which is normally closed to prevent unauthorised access. Bordering the north of the site
are houses on Matfield Green in the Conservation Area. A strip of land within the Matfield
Conservation Area is to the east of the site along Maidstone Road. Fields are situated to the west
and south of the site, with Court Farm House on the southwest border. The exit from the site
needs to be safe and away from the entrance to the Village Hall. The reason for having the
development of the south of the site is so that it does not impinge on the Conservation Area and
interfere with covenants on some of the site.
It is good practice in a sensitive character area like the High Weald AONB to assess the effect of
the development of any site on the local landscape. As this can be different at different seasons, a
summer and winter visual impact assessment is needed. As there are hedges and trees on the
site, there must be an agreement before the development proceeds as to how the hedges and
trees are going to be cared for in the long term.
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FIGURE 6: MATFIELD VILLAGE HALL SITE
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H12. Good Practice in Construction
Where necessary, development proposals must be accompanied by a Construction Management
Plan to be approved by TWBC, to manage and mitigate the impacts of construction activity to an
acceptable level. Registration with the Considerate Constructors Scheme, or an equivalent, is
strongly encouraged.
In order to avoid undue nuisance to residents during construction, developers should provide a
management plan that addresses issues that could affect nearby homes. Possible components of
such a plan should include but are not limited to:
a. restricting site working hours to normal working hours during the working week
and Saturday mornings and avoiding Sunday work; and
b. mitigating the spread of mud, dust and other debris; and
c. minimising construction noise; and
d. avoiding deliveries in peak traffic periods; and
e. minimising waste production and pollution, with every effort being made to
recycle and bonfires being avoided; and
f. avoiding parking that inconveniences local residents; and
g. timing of the construction to minimise disturbance of wildlife at critical times in
their reproductive cycle.

6.2

DESIGN

In any new development the Parish needs to have buildings of the highest quality, to create a new
legacy that stands alongside our proud heritage. Our historic rural settlements will be enhanced
by the careful blending of the old with the new and classic vernacular with creative contemporary
design, as well as by encouraging sustainable practices in design and construction.

D1 High Weald AONB and Design Standards
Any development within the parish should be of a high design standard. Residential
development within the AONB will only be supported where it has demonstrable and
satisfactory regard to the High Weald AONB design guidance. The principles of the High Weald
AONB design guidance should be applied, as appropriate, to all development proposals within
the parish.
The High Weald Partnership and relevant Local Authorities jointly published the High Weald
Housing Design Guide in November 2019 as guidance for new builds within the High Weald Area of
Outstanding Natural Beauty. It will be an essential tool for those involved in planning and
designing new developments. Elements of the design guidance that are relevant to the parish are
reflected in the Neighbourhood Plan and include, but are not limited to, the following:
Connectivity and Permeability: New developments should be integrated into the settlement so
that people can walk through them. Where internal streets do not provide such connections,
access to pedestrian routes should be considered (see Policy AM1).
Site Edges: Boundaries of existing houses, roads and footpaths within the parish are typically soft,
with hedges, low walls or picket fences. This should be reflected in new sites and close-board
fencing should be avoided (see Policy LE7).
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Green character: Site layout and plot disposition should include open green spaces which are
prominent and accessible within the scheme so as to be visible from other parts of the site. There
should be space for large scale and replacement trees to grow (see Policies LE5 and LE7).
Density: New development ‘should reflect the historic density and grain of the area in which it is
being proposed…’ and have ‘a variation of density across the site, in all but the smallest of
schemes’ (HWHDG page 26) (see Policy H3).
Building Design: The HWHDG has an entire section on Local Details which includes comments on
Built Details, Boundary Types, Materials and Colour (see Policy D2).

D2 Respecting the local architectural style.
New builds, alterations and extensions, whether housing, community resources or places of
employment, will be supported where they respect local architecture in style, height, mass and
materials. Imaginative contemporary architecture that respects these criteria will also be
supported. Undue uniformity in house design and plot size should be avoided. Any
development in the Conservation Areas must be of the highest quality in terms of design and
materials and must conserve and enhance the character of the Conservation Area.
Though the villages of Brenchley and Matfield have evolved over the centuries and are made up of
many types and styles of houses, there is a local style reflected in many of these that uses weather
boarding, roofing or half tiling with clay tiles, has consistently well angled roofs with overhangs
and avoids strong colours in the external paintwork. The use, where possible, of locally sourced
materials would help protect local employment, reduce transport needs and help ensure a local
character. Adherence to the High Weald AONB Design Guide, including its Colour Study and
guidance on materials and suppliers will support such practice.
While there is a strong local desire for new development to fit in with traditional design, as
evidenced by community consultation in the Visioning and Design Forum events, there are also
positive views about contemporary design providing it is aesthetically compatible and sits
comfortably with the local architectural style.

D3 Permitted Agricultural and Rural Buildings
Applications for new agricultural and rural buildings within the parish must detail the siting,
height, design and external appearance, including colour, of the proposed development. The
proposal must demonstrate how the development will be satisfactorily located in the landscape
and a visual impact assessment may be required.
Permitted development rights under the Town and Country Planning (General Permitted
Development) (England) Order 2015, allow certain building works and changes of use to be carried
out without having to make a planning application. They are, however, subject to conditions and
limitations to control impact and to protect local amenity within a parish.
The siting of a new agricultural building can have a significant impact on the AONB and
developments should blend into the surrounding landscape. Although design and materials may
be constrained by operational needs, the standardisation of modern agricultural buildings and
economic considerations, it should be possible to reconcile proposals for development with the
need to conserve and wherever possible enhance the landscape. New buildings should normally
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form part of a group of buildings, rather than stand in isolation, and relate to existing buildings in
size and colour.

D4 Accessibility and Flexibility
New dwellings, including Affordable Homes, residential extensions and alterations should be
designed to be sufficiently flexible to cater for the changing needs of their occupants throughout
their lives, in particular in relation to ageing and mobility. Dwellings that meet the Building
Regulation Standard Part M4(3), or equivalent standards, such as ‘Habinteg Wheelchair Design
Guide’ or any other subsequent updates will be supported in principle.
Proposals will be encouraged to follow standards that provide for the flexible use of internal space
in homes, to meet the changing needs of families and of people with limited mobility. This
includes the creation of flexible multigenerational homes and shared living solutions, creating
independent and communal space for all ages.
The TWBC 2018 Housing Needs Survey commented that ‘The most frequently mentioned
illnesses/disabilities across the Borough of Tunbridge Wells were physical or mobility impairment,
at 8.1% of all households.’ It is important therefore to support provision of high standards of
accessibility. Support will be given to providing lifetime homes using the Habinteg: Lifetime
Homes Design Guide(EP100) or the Habinteg Wheelchair Housing Design Guide rather than solely
by reference to requirement M4(2) and / or M4(3) in the Building Regulations for the access to
and use of buildings.

D5 Providing an Inclusive, Safe and Secure Environment
Developments will only be permitted if they are designed to provide an inclusive, safe and
secure environment and also, where applicable, respect the High Weald AONB Design Guide
policy (D1) and Dark Skies policy (LE8).
In the NPPF 2019, paragraph 91 states:
‘91. Planning policies and decisions should aim to achieve healthy, inclusive and safe places which:
a) promote social interaction, including opportunities for meetings between people who
might not otherwise come into contact with each other – for example through mixeduse developments, strong neighbourhood centres, street layouts that allow for easy
pedestrian and cycle connections within and between neighbourhoods, and active
street frontages;
b) are safe and accessible, so that crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion – for example through the use of
clear and legible pedestrian routes, and high-quality public space, which encourage the
active and continual use of public areas; ‘
Incorporating measures that reduce crime through design should enhance the quality of life for
residents and visitors alike. The Kent Design Guide provides authoritative guidance for planning and
developers on layout, lighting and public spaces, including recommendations that:
•

new developments should have a mix of dwellings and houses should face each
other, to encourage community interaction and allow better natural surveillance.
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•

open spaces should have a clear structure and ownership to encourage usage;

•

hedges in front gardens should be managed to prevent opportunities for
concealment; and

•

public spaces should provide a welcoming atmosphere and generate civic pride in a
place that is valued.

D6 Climate Change, Environmental Sustainability and Resilience
All developments must demonstrate how climate change and other environmental challenges will
be addressed and mitigated, including:
a. maximising the use of renewable and sustainable energy, designed to fit in with the AONB,
Heritage assets, Conservation areas and the rural environment.
b. designing and building to a high standard of energy efficiency, to reach a Home Quality
Mark of at least 4-Star or the BREEAM rating in the range of Very Good to Excellent;
c. maximising sustainability through building orientation, water and recycling efficiency and
sound waste management.
The very serious threat posed by climate change to temperatures, flood risk, water supply,
biodiversity and landscapes is now widely recognised. The UK Parliament, KCC and TWBC support
this need, all having passed motions declaring an environment and climate emergency.
In 2017 Kent County Council implemented an environment strategy and, as a result of this, Kent and
Medway published its energy and low emissions strategy in June 2020. In 2019, to combat climate
change, the government proposed that the average new-build home in 2025 should have between
75% and 80% lower carbon emissions than one built to current energy efficiency requirements. New
buildings should reduce CO2 emissions to mitigate the impact of climate change and use renewable
forms of energy in preference to fossil fuels.
In accordance with this policy framework and the NPPF, this Neighbourhood Plan takes a proactive
approach to mitigating the impact of development on climate change and to adapting to its
expected impact.
There has been a general increase in rainfall in the UK, with climate change producing periods of
both high rainfall and drought. The parish lies in a high stress water area and drought conditions
will impact upon the supply of drinking water. Design features in developments should
incorporate rainwater and grey water harvesting, together with low flow fittings, to mitigate
against a shortage in water supply. A shrinkage of soils occurs during drought periods, which is a
particular problem in this parish due the predominance of clay soils. Subsidence and structural
cracking of buildings could increasingly occur, which could be mitigated by deeper foundations
and avoiding sloping sites.
Climate change will produce higher temperatures, with a need for passive design measures to
reduce overheating. These could include better insulation, solar shading and reflective roof
materials to reduce a reliance on cooling energy usage. The environmental sustainability of design
and construction is a key priority and developments should mitigate as far as possible their
environmental impact. Buildings should be designed to minimise the need for energy and 70% of
respondents to the Brenchley and Matfield Housing Needs Survey reported that their existing
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housing required improvement to its energy efficiency. Building Regulations ensure a certain level
of sustainability, but more can be done. Designing and constructing to the highest standards of
energy efficiency could include eco-build, Passivhaus or zero carbon homes, which will be
encouraged.
Much of the Parish is built on hills and the creative use of the topography in the planning of a new
development can ensure more ecologically sustainable practices. These could include: the
orientation of housing for solar energy; sound waste disposal; and minimizing visual impact. All
developments will be expected to incorporate sustainability features, which should be detailed in
the Design and Access statement.
Technologies are available that offer more efficient ways than before of heating and meeting
other energy needs. Renewable energy measures appropriate to a site will be supported, such as
solar panels and tiles, wind turbines, ground and air source heat pumps. In conjunction with
renewable energy sources a provision for energy storage, such as Tesla domestic scale batteries,
should be considered. The use of renewable electricity should be preferred over higher-carbon
forms of energy, while building in ventilation and air circulation systems can also improve air
quality in homes. On 7th March 2019, TWBC approved an Air Quality Action Plan 2018 – 2023.
The Neighbourhood Plan will seek at least a 4-Star rating in the Home Quality Mark scheme for all
developments in the parish, though this is currently voluntary for developers and optional for
Local Authorities to adopt. The scheme rates a home using three criteria that focus on the needs
and expectations of people living in a home: cost, well-being and environmental footprint.
The climate change challenge has implications for other policies in this Neighbourhood Plan.
These include encouragement of small-scale community renewable energy schemes (Policy BE7)
and the provision in parking facilities of electric charging points and bicycle storage (Policy AM4).
Suggestions are also made in Section 7 for Community Action Projects.

D7 Flood Risk Management
Development will only be permitted if located and designed so as to reduce, manage and
mitigate flood risk, both to itself and to other land and properties, by:
a. being sited as far as possible in areas of low flood risk (Flood Zone 1) and avoiding areas of
higher flood risk (Flood Zones 2 and 3), utilising information from the Environment Agency
and TWBC Strategic Flood Risk Assessment (2019);
b. in cases where either the location is in Flood Zones 2 and 3 or the scale of development
warrants it, providing site-specific flood risk assessments with the planning application,
assessing the risk in detail through the application of the sequential test and exception
test where necessary, in line with national guidance;
c. identifying appropriate flood reduction, protection, resilience, resistance or mitigation
measures, based on the above assessment; and
d. using any opportunities arising from flood risk management to improve water quality.
The Environment Agency flood maps indicate that most of the parish lies in low risk Flood Zone 1
due to the absence of major rivers in the parish. The main flood risk from watercourses is
confined to the area around the Tudeley Brook in the western part of the parish, east of the A228
at Colts Hill (Flood Zone 2) and to the headwaters of the Teise in the Isle of Wight and Furnace
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Pond areas to the south of Brenchley (Flood Zone 2 and Flood Zone 3). The Strategic Flood Risk
Assessment Level 1 & Level 2 in July 2019 was carried out for the Borough Council by specialist
consultants. It provides the information to ensure that the sequential and exception tests on
flood risk established by the NPPF are adhered to. The sequential test steers development initially
to the lowest probability of flooding and the exception test is applied if areas in Zones 2 and 3
need to be considered. The exception test requires the proposed development to provide wider
sustainability benefits to the community that outweigh the flood risk and not increase flood risk
elsewhere.

FIGURE 7: FLOOD RISK FROM RIVERS IN THE PARISH
Chance of Flood Risk in any given year
High - greater or equal to a 1 in 30
Medium - less than 1 in 30 but greater than or equal to 1 in 100
Low - less than 1 in 100 but greater than or equal to 1 in 1000
Very low - less than 1 in 1000
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D8 Surface Water Management
Developments will only be permitted if they provide for adequate surface water drainage to
manage flood risk, both on the site and within its locality. Sustainable Drainage Systems (SuDS)
must be included to manage surface water run-off from the site, unless it can be demonstrated
that it is not appropriate.
Parking surfaces should be permeable and methods of recycling, harvesting and conserving
water resources should be practised where practicable.
Developments must demonstrate how runoff from the site can be reduced from its predevelopment level, together with appropriate arrangements to secure the ongoing management
and maintenance of the measures that have been taken.
This policy seeks to ensure that surface water drainage adequately reduces the risk of flooding and
any measures taken should improve the pre-development drainage. Developments must
demonstrate the measures that need to be taken to manage and mitigate any flood risk from
surface water.
To improve surface drainage and avoid polluting water sources, the design of SuDS should take
account of the geology underlying a development site. The Parish is underlain by sandstones and
clays, with a risk of surface water flooding due to the impervious clay. The Ashdown Sands
formation underlies the parish, which is a primary protected aquifer for the area and a number of
pumping stations pump water to a reservoir and water treatment centre at Pembury.
Perched water tables occur within the sandstone and streams can arise when saturated sandstone
is underlain by clay, particularly on the steep slopes in the parish such as Crook Road and on
Maidstone Road near Kippings Cross. Sinkholes can also appear on the surface as the sandstone is
washed away. Local drainage systems with limited capacity, such as pipes and culverts, can
exacerbate surface water flooding.
The Environment Agency published ‘Adapting to a changing climate’ in February 2016 on how to
use climate change allowances in flood risk assessments. The new allowances for peak rainfall
intensities have implications for drainage design and should be included within any drainage
strategy prepared to accompany a planning application. As Lead Local Flood Authority, Kent
County Council requires that the design accommodates the 1 in 100 year storm with a 20%
allowance for climate change. An additional analysis should be undertaken to understand the
flooding implication for a greater climate change allowance of 40%.
The Environment Agency map above identifies several areas in the parish that have a low to high
risk of flooding from surface water (RoFSW), mainly focused on the numerous small streams.
These ‘wet spots’ include:
•
•
•
•
•

the junction of Hatmill Lane and Fairmans Lane;
The junction of Kings Toll Road with Maidstone Road;
The hamlet of Mile Oak;
Matfield Green and along Maidstone Road; and
The junction of Foxhole Lane and Bramble Reed Lane.
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Chance of Flooding from Surface Water
High – greater than 1 in 30
Medium – between 1 in 100 and 1 in 30

Great Coldharbour Farm

Low – between 1 in 100 and 1 in 1,000

FIGURE 8: FLOOD RISK FROM SURFACE WATER (DEFRA MAP)
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6.3

BUSINESS AND EMPLOYMENT

In recent years a number of shops, pubs, and cafes have been lost to the parish, while a rising
number of agricultural buildings have been converted to residential use, as have some workshops
and light industrial units. There is a need to protect and increase employment opportunities in the
parish, in the interests of the sustainability of communities and to minimise outward commuting
and road use. This requires infrastructure that meets business needs and robust policies for
supporting, enhancing and promoting local business and employment.
The Brenchley and Matfield Parish 2020 Business and Employment Survey contacted 100
businesses for their views on a range of issues, including infrastructure, planning, the environment
and their plans for the future. The survey had a 35% response rate and the results are shown as a
tabulation of responses and a summary report. During consultations with children and young
people, a requirement for local opportunities for part-time employment was highlighted.

BE1 Retention or redevelopment of agricultural buildings and commercial sites for
residential use.
Redeveloping agricultural and other sites in commercial and employment uses for residential
use, whether within or outside the Limits to Built Development, will only be permitted if there is
independent evidence that there is no market demand for suitable employment uses on the
site, either for continuing a similar business or for an alternative commercial use.
Applications will only be considered if:
a. The site has been proactively marketed for similar and alternative commercial uses
over a period of at least 18 months. An exception may be made if continued
commercial use would result in unacceptable traffic or amenity problems for nearby
residents;
b. Alternative uses that would retain some employment on the site alongside any
proposed residential use have been considered;
c. Any proposal for conversion of buildings to residential use is not exercised for a period
of at least ten years after construction and does not entail an expansion in the size of
the building.
Proposals for redevelopment of a Brownfield Site will only be permitted if it is demonstrated
that any historic contamination will be cleared or sealed and capped, unless independent expert
advice recommends leaving it untouched.
Loss of businesses reduces the sustainability of the local community and opportunities for local
employment. The justification for every application for change of use of a business site needs
therefore to be carefully considered, with every effort being made to continue to provide
employment. The conversion of commercial properties to domestic use should be a last resort.
There may be alternative business opportunities through the conversion of older facilities, as has
happened at the former Bull public house in Brenchley and the former Inn Store in Matfield. Use
of redundant agricultural buildings to provide leisure-based employment opportunities will be
preferred to conversion to residential use.
A restriction on change of use away from commercial within 10 years of construction is intended
to minimise the risk that such buildings are constructed in areas where housing is not appropriate,
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on sustainability or other grounds, with the intention, shortly thereafter, of seeking approval to
convert to residential use. This is in line with the approach set out in the Town and Country
Planning (General Permitted Development [England] Order 2015: SI 2015 No. 596 section Q1).

BE2 Supporting additional employment and new ways of working
Developments that provide or encourage local employment opportunities, including small-scale
social enterprises, small and medium sized businesses and live/work units will be permitted and
encouraged, where:
a. they provide additional floor space for existing businesses in the parish, or meet the needs
of firms setting up or moving into Brenchley and Matfield parish; and
b. they are for a business use and are of a scale and design which enables them to be
accommodated without harm to the rural environment or the amenities of any nearby
residential properties, or help to bring suitable vacant rural buildings back in use; and
c. there is sufficient on-site parking to meet the needs of the business’s staff and visitors,
with the provision of e-charging points, bicycle storage and showers if possible; and
d. any traffic impacts, including consideration of heavy goods vehicles, are demonstrably
acceptable; and
e. they have the potential to reduce out-commuting from Brenchley and Matfield parish and
the resulting peak hour pressures on the local road network.
In the Business and Employment Survey, of the twenty-five replies to a question asking where and
whether more land should be made available for businesses, 17 stated redundant buildings, 13
existing buildings, 12 brownfield sites and only 2 supported greenfield sites.
Encouragement of small-scale local businesses and capacity for homeworking will provide local
employment and contribute to a lower-carbon economy by reducing commuting. Home-working,
hot-desking and co-worker facilities are increasing, especially for young entrepreneurs. New
industrial sectors, such as the digital economy and lifestyle service-providers, require different
types of facilities and supply-chain arrangements. New developments should take such issues in
to account wherever possible.
As an example, the conversion of a redundant commercial building, such as a public house, to a
business or enterprise hub rather than a house could provide valuable support for local
businesses. It could provide facilities, such as meeting rooms and printing services, for homeworking businesses that only need them occasionally. It could also provide a central
collection/delivery point, improving supply chains. It might also provide a central focus for local,
home-based businesses through social networking. This could be a key enabler for start-ups,
offering advice, potential business synergies and investment opportunities.
Providing a new commercial centre within a new housing development might achieve the same
purpose. To avoid harming the rural character of the parish and inconveniencing residents, any
such development should have sufficient parking for its needs. Responses to the Business and
Employment Survey indicated that nearly 90% of employees travel to work by car, with only one
employee using public transport and one employee cycling to work. 18 businesses reported a
need for parking, requiring a total of 58 spaces.
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BE3 Infrastructure for Business
Developments that help strengthen local businesses through contributing to improvements to
infrastructure, such as super-fast broadband, mobile telephony, signage and improved
footpaths, cycle paths and bridleways will be supported.
Adequate infrastructure is a key need for local residents and businesses. The Parish Plan Survey
highlighted dissatisfaction with the quality of internet and especially mobile reception in the
parish. The 2020 Business and Employment Survey confirmed business concerns with both mobile
and broadband services, with 79% reporting mobile signal problems and 61% broadband speed
problems. The 2021 OFCOM speed map below shows that although superfast broadband speeds
(30 MB plus) are available in the centre of Matfield and Brenchley villages, ultrafast broadband (50
MB plus) is not. In some other parts of the parish, only standard broadband is available (sub
10MB).
Kent has a policy to bring superfast broadband to more than 140,000 homes and businesses.
Improved mobile phone reception would be welcomed but any such new infrastructure should
respect the rural character of the parish, especially within the AONB. The County Council normally
requires developers to liaise with providers to ensure an adequate broadband service. Addressing
such issues in new developments would improve parishioners’ quality of life as well as supporting
local businesses, especially those that work at home.
Paddock Wood
Matfield

Brenchley

Pembury

Horsmonden
Tibbs Court
Kippings Cross

FIGURE 9: OFCOM BROADBAND SPEED MAP
Local businesses could also benefit from improved signage on local roads. This should improve
logistics for agriculture and commercial industries by guiding delivery vehicles to the most
appropriate routes. This is the responsibility of the County Council but developers should also
liaise with the Parish Council to identify areas where such signage should be improved.
Horse riding is a popular local activity, with several equine businesses in the parish that provide
the largest rural employer after agriculture. However, bridleways are very limited and there are
no connected routes. New permanent off-road riding routes would support equine businesses by
making riding safer and reduce conflict with other road users.
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BE4 Agricultural Diversification
Developments resulting from diversification of existing agriculture-based enterprise and which
are consistent with the AONB setting will be supported provided that:
a. the proposal is accompanied by justification, such as a business plan, demonstrating the
economic benefits of the proposal; and
b. the proposal will avoid unacceptable impacts on nearby residential amenity and the
highway network.
A diverse and broad-based agricultural sector is important for the health of the rural economy and
community. There is continual change in the methods of farming and the type of produce grown.
For example, hops and cherries have been replaced by dwarf root stock apples and vineyards.
Equestrian facilities have increased in the parish, offering livery, tuition and opportunities for
riding.
Purposeful land-management is one of the main drivers for maintaining the landscape character of
the area. But the needs of farming and other land-based enterprises must be balanced with
conserving and enhancing the AONB. This policy should have the benefit of maintaining
biodiversity and minimising any deterioration in the historic landscape qualities of the parish,
whilst retaining employment opportunities.

BE5 Support and promote Small-Scale Tourism
Developments that invest in and help promote small-scale tourism and businesses that benefit
from it will be supported in principle subject to compliance with other policies.
Tourism is a small but important part of parish life and measures to improve infrastructure to
support this should be encouraged. The attractive nature of the parish and its AONB status
attracts visitors from outside the parish. The extensive footpath network in the parish is well used
by tourists, especially in the spring and summer. This benefits local enterprises, including the five
public houses, several bed and breakfast businesses, cafes and specialist shops. Such small-scale
tourist businesses will be encouraged.
Measures that might help businesses that benefit from visitors and tourists might include funding
for better signage, including brown tourist signs, footpath markers and improving the all-weather
quality of public footpaths. Information boards and maps could also be provided.

BE6 Energy efficiency in non-residential buildings
Development proposals including new build or alterations to existing non-residential buildings
must be demonstrably designed to maximise energy efficiency, including by:
a. Achieving the BREEAM rating in the range Very Good to Excellent Standard for energy
efficiency; and
b. Providing e-charging points in staff and visitor car parks.
The 2020 Business and Employment Survey showed that while 85% of businesses thought the
environment important or very important for business, very few use renewable energy and fewer
than 20% had a strategy on their carbon footprint.
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Businesses need to play their part in improving environmental sustainability and addressing
climate change. It is therefore as important for commercial developments to meet as high as
possible energy efficiency standards as it is for housing developments. The Building Research
Establishment Environmental Assessment Method (BREEAM) provides a framework for ensuring
energy efficient design. Provision of e-charging points for staff would encourage greater use of
hybrid and electric cars.

BE7 Renewable Energy Generation
Proposals for small-scale individual and community renewable energy projects will be permitted
provided that:
a. The siting and scale are appropriate to the setting and position in the wider landscape;
b. There is no significant negative impact on local residents;
c. There is no unacceptable impact on a feature of natural or biodiversity importance
The NPPF states that communities have the responsibility ‘to contribute to energy generation
from renewable sources or low carbon sources.’ Ideas have been put forward for community
energy schemes such as small-scale renewable energy generation, such as solar photovoltaic
panels, solar water heating panels and charging points. Inclusion of these in development
proposals or through contributions to community schemes will be encouraged, provided that they
do not conflict with the AONB, but larger-scale commercial developments such as solar or wind
farms will not be supported.

6.4 LANDSCAPE AND ENVIRONMENT
Around 78% of the parish lies in the High Weald Area of Outstanding Natural Beauty, its northern
boundary running along the ridge of the High Weald escarpment. The northern area of the parish
lies outside the HWAONB but within the High Weald National Character Area and defines the
transition zone into the Low Weald Area.
If the parish is to remain an attractive environment to live, work and visit, it is essential to
conserve and enhance the defining characteristics of its rural High Weald location, which are its
landscape, heritage and biodiversity. New development should contribute to this aim. The High
Weald AONB is celebrated for its scenery, tranquillity and wildlife and is recognised as one of the
best surviving medieval landscapes in northern Europe, having been a unique, distinct, and
recognisable area for at least 700 years. Many of Brenchley and Matfield’s landscape features
reflect those highly valued in the AONB. They need to be conserved and enhanced when
considering any potential development.

LE1 Protecting the AONB
Proposals for development in the High Weald AONB will be permitted if they satisfy the objectives
of the High Weald Area of Outstanding Natural Beauty Management Plan 2019 and have due
regard to its associated guidance.
78% of the Parish lies in the High Weald Area of Outstanding Natural Beauty. The National
Planning Policy Framework (February 2019; paragraph 172) states that:
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‘Great weight should be given to conserving and enhancing landscape and scenic beauty in
National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest
status of protection in relation to these issues. The conservation and enhancement of wildlife and
cultural heritage are also important considerations in these areas…’.
The NPPF also states that: ‘The scale and extent of development within 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.’
The High Weald AONB Management Plan sets out long term objectives for conserving this
nationally important landscape, along with local authorities’ ambitions for how the High Weald
will be managed over the next five years. The HWAONB Management Plan will be supported by
this Neighbourhood Plan. TWBC’s Strategy for the Parish in the PSLP (LP Policy STR/BM1) states
that ‘Where a site is within the AONB, it should be demonstrated that the proposal will make a
positive contribution towards achieving the objectives of the most recent AONB Management
Plan.’

LE2 Development affecting the AONB and its setting
Developments outside the boundary of the AONB but within the High Weald National Character
Area must conserve and enhance the environment, character and landscape setting of the
AONB. Where necessary, proposals will be required to demonstrate taking full account of the
AONB Management Plan and its associated guidance.
The northern and north-eastern areas of the parish form part of the High Weald National Character Area
(see Figure 3) and were formerly designated as part of a Kent Special Landscape Area. They include
countryside of high landscape and biodiversity value, playing an important part as the setting of and
approach to the High Weald AONB, as well as providing outstanding views across the Low Weald and
Medway valley to the Greensand Ridge and the North Downs. The northern slopes of the parish lie in a
Transition Zone between the High and Low Weald. Development within the parish should not damage or
impede these characteristics.

The Tunbridge Wells Borough Council Landscape Character Assessment 2017 explains the
landscape importance of this part of the parish.

LE3 Historic Landscapes and Heritage Assets
New development proposals must conserve and, where possible, enhance the historic
environment of the parish. They should comply with the advice set out in current national and
local historic environment policy and guidance.
The Parish benefits from important historic landscapes and heritage assets. Their conservation is
essential to retaining the attractiveness and character of the Parish. As evidenced in the
consultation events for the Neighbourhood Plan, such conservation is a major concern of
residents.
As well as referring to national policies and those in the Saved Policies of the TWBC Local Plan
2006 and Core Strategy 2010, applicants for development should refer to TWBC’s ‘Historic
Environment Review, ‘TWBC Historic Landscape Characterisation’, the Kent Historic Environment
Record’, Historic England Good Practice Advice Notes and Historic Environment Advice notes.
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Applications for development should demonstrate how they comply with relevant Supplementary
Planning Documents and Supplementary Planning Guidance issued by Tunbridge Wells Borough
Council and with the TWBC PSLP policies EN4 and EN5.
There are no Conservation Area Assessments for Matfield and Brenchley. As described in Section
2, both Conservation Areas are characterised by a high number of listed buildings, some wide
grass verges, brick footways in the village centres, flower-filled front gardens behind low picket
fences or low walls and railings. Both Conservation Areas would be enhanced by measures to
resolve parking problems, limit speeds and create safe crossing places, without damaging the
appearance of the Conservation Area. Extension of the areas of brick footway would also be
welcome. Reducing the height of hedges obscuring front gardens would enhance the appearance
of the Brenchley Conservation Area.

LE4 Protection of Views
Development proposals within the parish must respect the significant views as shown in
Appendix 3. Proposals should be accompanied by a proportionate visual impact statement,
including winter and summer views where necessary, to demonstrate that their impact is
acceptable.
Parishioners have identified views they regarded as important at various public consultations and
have also submitted images. Their locations are shown in Figure 21 below and are listed and
illustrated in Appendix 3. The map is indicative only and should not be considered detailed
regarding the extent of individual panoramic views.
The parish’s position on the High Weald escarpment means it enjoys panoramic views in many
directions from roads and public footpaths. Many of the footpaths which link the various villages
and hamlets within the parish also offer superb views of the surrounding countryside and
settlements, attracting may visitors to the area. The High Weald Landscape Trail is a 145km route
that meanders through the AONB from east to west, linking ridge-top villages and historic gardens
and providing stunning views of the parish’s landscape, its settlements and well beyond.
The Grade 1 listed All Saints’ Church, Matfield House and Stable Block are arguably the most iconic
buildings in the parish, though others are also highly valued. There are extensive views of All
Saints’ from many directions from footpaths and nearby housing developments. There are
important views of Matfield House and its distinctive Clock Tower from Matfield Green and
Chestnut Lane. The map indicating the views of these important buildings from vantage points
within the parish is shown in Figure 22 and the views are listed and illustrated in Appendix 3.
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FIGURE 10: PANORAMIC VIEWS FROM FOOTPATHS AND ROADS

FIGURE 11: VIEWS OF IMPORTANT BUILDINGS FROM WITHIN THE PARISH
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LE5 Protection of Green Spaces
Public consultations have identified areas of particular importance to the community and the
Neighbourhood Plan has designated them as Local Green Spaces to provide protection. Proposals
for inappropriate development will only be allowed in very special circumstances
The proposed Local Green Spaces are tabulated in the Figure 23, identifying the criteria that they
fulfill. Their locations are mapped in Figure 24 and the proposed Local Green Spaces are listed and
illustrated in Appendix 4.
Local Green Space designation in the NPPF is ‘a way to give a high level of protection to green areas
or open spaces against development where they are of particular importance to local communities.’
A Local Green Space should fulfil all of the following criteria: it needs to be in close proximity to the
community it serves; it can be shown to be special to a local community; it holds a particular local
significance, for example because of its beauty, historic significance, recreational value (including as
a playing field), tranquillity or richness of its wildlife; it is local in character; and is not an extensive
tract of land. The designation of land as a Local Green Space through a Neighbourhood Plan allows
communities to identify and protect green areas of particular importance.
The parish has areas of Common Land and several sites of Ancient Woodland, which the
Government’s guidance concerning Local Green Spaces considers to be sufficiently protected
without having to be designated as Local Green Spaces. The Parish seeks to ensure that all green
spaces gain protection, including some wide highway verges, which are important in the landscape
or life of the settlements in the Parish.

Site 1: Brenchley Recreation Ground, Market Heath
Site 2: Brenchley Memorial Hall Recreation Ground
Site 3: Brenchley War Memorial
Site 4: Oak Tree Green, Brenchley
Site 5: Jack Verrall Memorial Garden, Brenchley
Site 6: Broad Oak verges, Brenchley
Site 7: Mile Oak verge and Millennium Post
Site 8: The Viewpoint, Crook Road
Site 9: The Clays Wood, Knowle Road
Site 10: Matfield War Memorial
Site 11: Old Chapel graveyard, Matfield

PSLP Designation

Biodiversity

Tranquillity

Recreation

History

Beauty

Reasonably close

Policies in the TWBC PSLP
EN15 refers to Local Green spaces
EN16 refers to landscape within the Built
Environment
OSSR1 refers to Open Spaces

Local, not extensive

Local Green Space description

EN15/OSSR1
EN15/OSSR1
EN15
EN15/EN16/
OSSR1
EN16
EN15
EN15
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Site 12: Grass verge near Ebenezer Chapel,
Matfield
Site 13: Woodland to north of Wish Court, Matfield
Site 14: Grass verge, near Pralls Lane, Matfield
Site 15: Porters Wood Recreation Ground
Site 16: Keys Green verges and pond, Beech Lane
FIGURE 12: TABLE OF LOCAL GREEN SPACES

FIGURE 13: LOCATION MAP FOR LOCAL GREEN SPACES
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EN15
EN15/OSSR1

LE6 Biodiversity
Proposals for new development must, as necessary, demonstrate how they will conserve and
enhance biodiversity, including through habitat corridors between habitat areas and along
historic routeways where these could be affected by development. A biodiversity net gain of at
least 10% should be demonstrated. If this cannot be achieved on-site the proposal must
demonstrate how it will be appropriately provided off-site, normally within the parish. Any
recommended habitat management measures should be assessed and agreed by TWBC and
then implemented through a planning condition or legal agreement.
There is a need not only to protect and enhance biodiversity on sites to be developed but also to
protect and enhance the local habitat as a whole. Wildlife and native plant life corridors will be
expected to be enhanced rather than disrupted by new development and resilience to climate
change will be increased.
Highway verges are one of the most important remaining reservoirs of wildflowers, particularly
important for pollinating insects. This includes ecologically rich verges on historic routeways as
well other highway verges in the parish, including new highways and public rights of way in new
developments. Other important areas to protect and enhance include coppiced woodland and
rare remaining areas of semi-improved grassland and lowland heathland.

LE7 Protection and planting of Trees and Hedges
Where there are existing trees on a site, development proposals should be accompanied by an
arboricultural survey by a recognised professional that establishes the health and longevity of
any affected trees. Development proposals will be expected to retain existing mature trees,
wherever possible, and incorporate a suitable landscape scheme with additional planting of
native species, either in gardens or in a communal area. A minimum of two native species or
fruit trees for every new dwelling or building is recommended and planting of trees along access
roads will be supported.
Developments will be required to avoid damage to existing native species hedgerows as far as
possible and to use native species hedging plants appropriate to the soil conditions for
landscape proposals.
Tree and hedgerow planting should be designed to allow for growth and to minimise the risk of
obstruction to pedestrians, vehicles or the views listed in Policy LE4, when it reaches maturity.
There is a need to preserve the ancient woodland and the existing mature trees in the parish
which make a positive contribution to the landscape. Parish residents also wish new
developments to include tree planting that will provide a new legacy for the future. Planting more
native and fruit trees throughout the parish will therefore be encouraged. This will be beneficial
to the community by:
•
•
•
•
•

contributing to the long-term conservation of the traditional High Weald landscape;
compensating to a small extent for the loss of orchards in recent years;
reducing run-off and flooding;
enhancing biodiversity;
improving air quality; and
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•

absorbing carbon dioxide from the atmosphere.

This policy is similar to Policy Propositions 31 and 32 of ‘Living with Beauty’, the report of the
Government-appointed ‘Building Better, Building Beautiful Commission’, which the proposed new
paragraph 130 of the NPPF reflects.
This policy will promote biodiversity, help preserve the parish’s rural character and provide room
for hedges to grow without impeding pedestrians or other traffic. Hedging, once mature, is
normally at least one metre deep and can grow up to one metre per year, for which allowance is
made in this policy. Where necessary for security or to constrain movement of children or
animals, hedges may be reinforced on the side away from the road or public right of way by
fencing, which should be unobtrusive and preferably constructed using materials from local
coppiced woodland.
In the Neighbourhood Plan Visioning Events and Design Forum events the public expressed a
particular desire to limit and reduce the amount of Leylandii in the villages. In several locations it
has been allowed to grow unchecked or is poorly maintained by close cropping, after which the
tree becomes vulnerable and may die.

LE8 Dark Skies Policy
All development proposals will be required to provide an assessment of how the development
may affect dark skies. New development should be designed to minimise the effect of light
spillage, including from skylights and large windows.
External lighting in new development will only be permitted where:
a. the lighting is necessary for operational, safety or security reasons;
b. any light spillage beyond the application site is eliminated, or minimised, by measures
such as timing and proximity controls, orientation, screening, shielding or glazing;
c. there is no unacceptable impact on nearby residential properties; and
d. the angle of light emitted is no more than 85o.
Dark skies are an important part of the rural nature of the Parish and of the beauty of the AONB.
This policy seeks to preserve this, for the benefit of residents and wildlife. It covers street lighting,
security lighting, sports field lighting, temporary lighting, spot lighting, illuminated signage and
advertisements and light spillage from windows. The provision of some mechanism for reducing
light spillage from large windows, such as shutters, should be a planning condition.
Detailed advice is provided by the Institute of Lighting Professionals in its guidance Note 9/19,
Domestic Exterior Lighting: ‘Getting it right’. This concerns security lights in houses as well as
street lighting with low level bollard lighting or other low-level lighting. Reduced lighting cuts
energy consumption, costs less money, can contribute positively to human health, helps wild life
and does not necessarily compromise safety or increase crime. The Commission for Dark Skies
recommends that where lighting is essential, shielded lighting of minimum brightness and
minimum duration should be used. They also argue that there is no proven link between lighting
levels and crime. The Campaign to Protect Rural England ‘Shedding Light’ advises dimming of
external lighting and part-night lighting will save energy and reduce both costs and light pollution.
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LE9 Advertising
Applications for advertisements will only be supported if they demonstrate that they will not
detract from the character of the village or rural landscape or from road or pedestrian safety.
Visual clutter should be avoided and the cumulative effect of advertisements will be taken into
account.
There is a need to retain the character of the parish in its AONB setting so that it is not defaced by
inappropriate or repeated advertisements. Verges and footways need to be kept clear for
highway users.

6.5 ACCESS AND MOVEMENT
Access and Movement policies in the Neighbourhood Plan aim to ensure that all developments
consider their impact on local traffic; encourage and facilitate safe and connected walking, cycling
and riding routes within the community; and seek to improve public transport links and other
sustainable transport initiatives. Reduced use of private cars would provide important health
benefits and contribute to tackling climate change.
Parishioners at the visioning events and in other feedback have consistently highlighted the
importance of public transport and improved access and safety for non-vehicular movement.
Traffic was seen as the number one challenge, with the speed and volume of traffic, the incidence
of large lorries and problems of parking being major concerns. Unless carefully designed, new
developments risk aggravating the problems identified by residents.
The Parish Council has, following community consultation, adopted a Highways Improvement Plan
(HIP). The HIP project was initiated by KCC to liaise with Parish Councils to derive a plan for
highway improvements in a parish area. Changes to the HIP over time provide a framework for
identifying and prioritising highways improvements for which contributions may be required of
developers.
New developments lead to additional traffic, adversely affecting road safety, pedestrian safety, air
quality and road noise. To minimise these impacts, developments should prioritise sustainable
travel over private vehicle use.

AM1 Sustainable and Active Travel
Development proposals that will generate additional travel movements will be expected to:
a. ensure safe and easy non-vehicular access to community facilities and the countryside,
with improvements to public rights of way and other footpaths, cycle paths and bridle
paths where justified;
b. provide safe road crossing points close to development frontages where necessary;
c. support new or improved scheduled bus services and improved access to local bus stops,
where relevant; and
d. provide storage facilities for bicycles.
Developments that do not enable easy access to a choice of safe, sustainable travel
(including walking, cycling and public transport) will not be supported.
Walking and cycling would be encouraged by enabling safe and easy non-vehicular access to
popular community facilities. Within the parish these include All Saints’ and St Luke’s Churches,
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Matfield Village Hall and Cricket Pavilion, Brenchley School, Brenchley Scout Hall and Recreation
Ground, Howell Surgery (Brenchley), Brenchley Dental and Brenchley Memorial Hall. Increased
walking and cycling would also help to limit the increase in road traffic. The creation of a nonvehicular access to Mascalls secondary school and Paddock Wood Station would be desirable.
Kent County Council has published its ‘Rights of Way Improvement Plan 2018 -2028’, which sets
out objectives for the county Public Right of Way (PROW) network and wider public access. It
highlights issues that have also been identified as important during neighbourhood plan
consultations: the replacement of stiles with gates; better information on routes; good
waymarking; better surfaces and effective maintenance. The extensive network of linked
footpaths is well used by the community and ranges through farmland, orchards and woodland.
The High Weald Landscape Trail meanders through the parish and enables walkers to enjoy the
landscape, flora and fauna in all seasons.
Public bridleways may legally be used by horse riders, cyclists and walkers but only 1.6 kilometres
of bridleway exist in the parish, in four short sections widely separated from each other by busy
roads. Nationally bridleways constitute 20% of PROWs and in Kent they represent 10%, but in this
parish, although horse riding is a popular pastime and equestrian establishments are an important
part of the local economy, less than 2% of the PROWs are bridleways. There are three large
liveries in the parish, at Lower Brenchley Farm, Woodlands Farm and Lower Dunks Farm, as well as
a riding school at Lower Brenchley Farm and numerous private yards. The Matfield and District
Riders’ Association (MDRA) had around 45 members in February 2019 and estimated there were
at least 300 horses in the parish, with around 200 adult riders and 100 children. Suitable horse
riding and cycling riding routes are fragmented and the volume of motorised traffic raises safety
concerns.
Measures should include improvements or additions to public footpaths or other rights of way.
New developments with existing pavements should improve them if necessary and extend them
where possible. New developments on sites with no current pavement on frontages should
provide permeable, all-weather non-vehicular and multi-user rights of way within the
development site. Where feasible, safe pedestrian crossing points should be provided on
development frontages unless there is a nearby existing crossing to which safe access can be
provided.
Limited mobility is an important cause of social isolation and poor quality of life. Distances from
essential services and railways make car use essential unless there are attractive public transport
alternatives. Bus services have declined and do not meet the needs of those with significant
mobility problems. Providing additional public transport options could help alleviate these
problems. It would also provide necessary transport for parishioners unwilling or unable to drive.
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CYCLE ROUTE 18

FIGURE 14: KCC PUBLIC RIGHTS OF WAY

WT269

WT275

Allocated sites

FIGURE 15: FOOTPATH NETWORK BETWEEN BRENCHLEY, MATFIELD AND PADDOCK WOOD
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AM2 The provision of a non-motorised route between Brenchley and Matfield
Developments that provide a financial contribution towards the establishment of an all-weather
non-motorised route between Brenchley and Matfield will be supported.
The primary school, dental and doctors’ surgeries are situated in Brenchley, while Mascalls
secondary school and Paddock Wood station are two miles north of Matfield. The roads
connecting settlements within the parish lack footways and suffer from heavy traffic, including
large volumes of delivery vans and HGVs. Walking and cycling on these roads is hazardous but
there is an existing footpath (WT275) in the north of the parish.
The community would like to upgrade WT275 into a non-motorised route between Brenchley and
Matfield, which could also connect to footpath WT269 to Paddock Wood (Figure 15). Permissions
from landowners along the existing footpath will be sought and a safe route connecting Matfield
to WT275 will be explored.

AM3. Enhancing the local highway network
Development proposals must have a demonstrably acceptable effect upon the highway network,
using Transport Assessments/Statements where necessary. Proposals which include necessary
site-specific traffic management and speed calming measures will be supported in principle.
Developments should improve road and pedestrian safety by designing traffic calming measures
within new developments and in surrounding areas. Alternatively, arrangements for their
provision could be made in legal agreements or by conditions on planning permission. All such
measures should only be undertaken with the approval of the relevant authorities, namely Kent
Highways and TWBC.
Proposals which seek to increase the number of vehicular access points or which would involve an
increase in traffic will need to demonstrate that they do not further inhibit the free flow of traffic,
or exacerbate problems of pedestrian safety or parking stress, including conflict with larger
vehicles.

AM4 Parking
New developments, either residential, business or community, will only be permitted if
adequate cycle and vehicle parking for residents, visitors, business or community facility users is
provided and equipped with e-charging points. Other measures that would be supported
include:
a. provision of easily accessible but well landscaped parking areas that allow streets to be
safe for all and operate as good social spaces;
b. measures to deter on-street parking and on-pavement parking;
c. parking solutions which minimise the impact on the AONB; and
d. facilitating safer traffic movement and relieve parking problems in neighbouring roads.
Residential developments should satisfy the minimum parking standards set out in the TWBC
PSLP.
Kent Highways ‘Current guidance (IGN3)’ comments that ‘Residential parking has frequently been
the greatest source of dissatisfaction among the residents of new developments. Developments
that would otherwise have been good have been blighted by inconsiderate, and sometimes
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dangerous, parking.’ Developments should be designed with appropriate parking, as outlined in
Figure 27 to reduce the likelihood of on-street parking on surrounding roads. The current parking
problems most frequently raised by the community have been:
• Maidstone Road between Hammonds Butchers and the Poet public house. (On-street
parking disrupts traffic flow).
• Brenchley Road between Market Heath and High Street, near Brenchley School. (Onstreet parking disrupts traffic flow, especially during school drop-off and pick-up).
• Maidstone Road near Matfield Village Hall.
• The area around St Luke’s Church (Limited parking for the congregation causes over-spill
on-street parking in Bramble Reed Lane and Sophurst Lane).
• Brenchley High Street, especially near All Saints’ Church, due to a lack of parking for the
church and village shops.
NPPF paragraph 105 states that local parking standards should take into account the housing mix,
availability of public transport and local car ownership levels. Bus services are very limited and
footpaths between Brenchley and Matfield cross busy roads and are not all-weather. Most
households are particularly dependent upon private transport for commuting, shopping and
accessing community services. For example, there is no bus service from Paddock Wood railway
station to the parish after 5.30pm. Brenchley has a bus service to Paddock Wood only on
Mondays and Thursdays, with just three buses during the daytime. In the 2011 census, 95% of
households in the Parish of Brenchley and Matfield had access to a car or van and 64% of
households had two or more cars or vans. Car use was one of the highest among parishes in the
borough, with 60.5% travelling to work by car or van, 13.71% by train (most probably using a car
to a station) and 1.1% by bus. Multiple car ownership is likely to increase unless there is an
improvement in retail services, rural bus services for residents and an improvement in active
transport infrastructure. The parish may need a higher level of parking than recommended in
TWBC ‘Residential Parking Standards Topic Paper 2019’.
Minimum TWBC Zone C
parking spaces
I bed flat
I bed house

1
1

2 bed flat
1 bed house

1.5
1.5

3 bed flat
3 bed house

2
2

4 bed flat
4 bed house

2
2.5

Additional visitor
parking per unit

0.2

FIGURE 16: TABLE OF PSLP MINIMUM PARKING STANDARDS
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Parking areas should be as unobtrusive as possible, fitting into the rural character of the parish by
using grass-permeable surfaces. Possible ways of achieving this could include shared parking areas
that minimise the visual impact of the car from the houses and street, locating bays behind houses
and using screening hedges. Underground parking, where feasible, is another creative option that
could be considered. Secured by Design: ‘Design Guide: Homes (2019) provides guidance
concerning the parking options for all new dwellings.
Parking solutions should allow the pavements and green spaces to be used more safely by children
and older residents. Parking areas should be greened with planting that enhances the
environment, such as wild flower verges (see also Policy LE7). New developments should seek to
deter on-pavement parking, for example by access roads having planted areas between the kerb
and any pavement/verge. Any on-street parking spaces should be in parking bays so that access is
not obstructed.
For developments that provide play spaces, we would support the provision of additional parking
spaces in excess of those in the Kent guidance table. This would enable such facilities to benefit
the wider community, who may only be able to access them by car, rather than for the use by the
development alone.
The provision of new or improved parking near to the parish’s non-residential properties would
help local businesses and encourage use of other local community assets.

6.6 COMMUNITY, LEISURE AND RECREATION
The parish needs a good range of high-quality facilities to support the well-being of the
community. Robust policies are required to ensure that those facilities are located in the right
places, catering for diverse needs, and are supported by a broad community consensus.

CLR1 Education, Health and Care Services
Development proposals that will demonstrably enhance community services in education,
health and care will be permitted, provided that they comply with the other policies in the
Neighbourhood Plan, including policies relating to access, parking, housing and design.
Maintenance and improvement of education, health and social care facilities and services are of
the highest priority to the community. These include:
• Primary education. The community has indicated its strong support for maintaining a
primary school in the parish. Brenchley and Matfield Church of England Primary School
has the capacity to absorb an increase in the primary school age population in the parish
• Day care, pre-school and nursery facilities. There is already a shortage of capacity,
including for before and after school care and during school holidays.
• GP and dental services. GP services are already stretched, with limited possibilities for
expansion. Significant housing development, not only in the parish but also the 220 to
330 new homes proposed in Horsmonden, could worsen the problem and lead to a risk
of poorer services.
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•

Services for older residents. The rise in the number of older residents will result an
increasing need for social care, other forms of support and appropriate housing,
especially for those with limited mobility. Alongside this will come an increasing need for
activities to improve health and well-being, to provide opportunities for socialisation and
reduce loneliness.

CLR2 Sports and Leisure
Proposals to provide and enhance social, sports, exercise and leisure activities that help improve
the health and well-being of the community will be encouraged and supported. Particular priority
will be given to facilities that widen the range of local activities for children, teenagers and older
residents.
Section 106 funding agreements should prioritise, where justified, new and improved facilities
within the parish that have been identified by the community.
Sports, exercise and leisure facilities enhance health and the quality of life. Being physically active
can help to prevent a number of chronic health conditions, reduce premature deaths, reduce levels
of obesity and improve mental health.
Proposals that help ensure the continuation and, as needs are identified, improvement of these
facilities will be supported. Some of the activities are commercial but many, as with other
community activities, depend on volunteers; the continuation of such activities will be dependent
upon the availability of volunteers and available financing.
The rural areas are disadvantaged as facilities provided and maintained by TWBC are only available
in the larger settlements. Public transport is poor and, with the lack of pavements or cycle paths to
nearby settlements, any new and improved facilities should be within the parish and prioritised in
Section 106 funding agreements.
Allotments provide a healthy leisure activity for those who do not have sufficiently large gardens.
At present, the Parish has one allotment site, on Brenchley Road in Matfield, which is full and has
a waiting list. In the interests of enabling anyone who wishes to have an allotment, a new
allotment site will need to be funded and created.

CLR3 Natural and Amenity Greenspaces, Play Areas and Playground Facilities
New exceptional residential developments of 20 homes or more must provide natural and
amenity green spaces within the development. These will preferably be dedicated as village
greens and should be accompanied by a landscape and environmental management plan showing
how their management and maintenance will be carried out and funded. Smaller housing
developments will be supported in principle where natural and amenity green space is included.
Play areas and/or contributions towards equipped playgrounds within the parish should be
provided by the development, in line with the Fields in Trust guidelines.
Safe and inviting playground facilities are important for young families, providing opportunities for
exercise, development and social interaction. Play facilities should be close to pedestrian routes
and seating should be provided, together with litter bins.
The dedication of new amenity green spaces as registered village greens is encouraged, ensuring
public accessibility and providing an enhancement to village life. It also ensures that the green space
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benefits from maximum legal protection. Village green status does not require public ownership
and, as is frequently the case with village greens, it is expected that the ownership and maintenance
of new village greens will normally remain with the developers and their successors in title, unless
a different agreement is made with the Parish Council.
The Fields in Trust (formerly the National Playing Fields Association) benchmark standards have
been used by approximately 70% of planning authorities and other bodies, including Sport
England, for many years. The Fields in Trust (FIT) 2008 guidelines ‘Planning and Design for
Outdoor Sport and Play (PDOSP)’ were updated in 2015 from survey evidence to produce ‘Beyond
the Six-Acre Standard’. The new recommendations will help to ensure that the provision of
outdoor sport, play and informal open space is of a sufficient size to enable effective use; is
located in an accessible location and in close proximity to dwellings; and of a quality to maintain
longevity.
The Fields in Trust guidelines suggest that:
A Local Area of Play (LAP) should be provided in any new development of more than 5 dwellings;
this is a small area of open space, of a recommended minimum area of 100m2, primarily for
children up to the age of six, within one minute walking time of where they live.
A Local Equipped Area for Play (LEAP) should be provided for developments of 10 or more
dwellings; this is an area of open space, of a recommended minimum area of 400m2, intended for
children who are beginning to go out and play independently close to where they live, usually within
five minutes walking time. A LEAP should provide a stimulating and challenging play experience,
with a minimum of six play experiences. An alternative to a LEAP would be the provision of a Local
Landscaped Area for Play.

FIGURE 17: PLAY AREAS RECOMMENDED BY FIELDS IN TRUST
In the parish there is only one equipped play area, at Market Heath in Brenchley, occupying a small
area of 260m2. Improvements were made to the playground equipment in September 2019 but
additional play equipment for older children would be welcomed. The shortage of play spaces and
playgrounds in the Parish, particularly in Matfield, was recognised in the TWBC 2006 Local Plan. The
idea of a playground in Matfield attracted significant support from the community in the Parish Plan
Survey (2017), subject to finding an appropriate site. Further consultation is needed on the priorities
for improved play facilities at Porters Field in Petteridge.
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CLR4 Facilities for young people and teenagers
Proposals for new housing developments must consider the needs of future occupants in terms
of the existing provision of leisure facilities, including young people and teenagers. Where
shortfalls are identified, for example in liaison with the parish council, justified financial
contributions towards the provision of improved leisure facilities within the parish will be
required.
As they move towards their teenage years, young people increasingly seek out places to
meet socially away from home. Facilities for them to meet and for healthy exercise in a safe and
sociable environment are important. The inadequacy of public transport and cycle paths makes it
difficult for local young people to access the swimming pools, gyms, skate-board parks and leisure
centres provided by the borough council in the larger settlements. Bus services are very poor or
non-existent, cycling on busy, often narrow, roads is hazardous and there are no pavements to
enable pedestrian access to Paddock Wood. For sustainability, any facilities financed by Section 106
agreements should be created and accessible within the parish, as recommended by the FIT walking
distances to playing pitches and play areas.
Consultations with young people and teenagers during the preparation of the Parish Plan Survey
(2017) highlighted the following priorities.
•
•
•
•
•
•
•

a need for meeting places for young people, both indoors and outdoors;
improvements to existing playgrounds and a playground in Matfield;
clubs at weekends: cookery, film, book, Forest School, sports, art & craft;
more social events for young people and better publicity;
a safe footpath/cycle track between Matfield and Brenchley;
safer walking by providing wider pavements, reducing the traffic speed and improving
the safety of crossing points; and
improved bus services between the villages and nearby towns and more bus stops in
rural areas.

FIGURE 18: FIT RECOMMENDED SPORTS AND OPEN SPACE
PROVISION
The 2018 TWBC Open Space, Sports and Recreation
Study (OSSRA) showed that the prime priority
throughout the borough was the need to improve the provisions for teenagers: 59% of households
highlighted the overall quality of outdoor facilities for teenagers as being either poor or very poor.
The OSSRA identified a shortage of Multi User Game Areas (MUGA) and junior and mini-soccer
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pitches in the borough. FIT guidelines suggest that, along with other contributions, a contribution
towards a Multi-Use Games Area should be made by developments of more than 10 dwellings.
Due to the private facilities at the Brenchley Memorial Hall Recreation Ground and Castle Hill Cricket
Club, the parish meets FIT guidelines for playing pitches and outdoor sports. All of the sports clubs
have junior sections at affordable prices, which young people are welcome to join.

CLR5 The Retention of Open Spaces in the Parish
The open spaces and land in the parish that are currently used for sport and recreation will be
designated as Open Spaces in the Neighbourhood Plan, shown on the following map.
Development proposals which involve the loss of any area of Open Space will not be permitted
unless the Open Space can be shown to be surplus to requirements or, if still in use, it must be
replaced by the same or better facilities or result in alternative recreational provision whose
benefits clearly outweigh the loss of any previous use.
There are several recreational sites and open spaces in the parish that are highly valued by the
community and provide opportunities for sports, play, horse riding, walking and gardening. These
activities have economic and social benefits, such as improvements in physical and mental health,
enhancing community cohesion and providing a greater attraction for tourists. Open spaces allow
activities that improve health and well-being, while providing an opportunity for people to
socialize.
Paragraph 96 of the NPPF (February 2019) states that ‘access to a network of high-quality open
spaces and opportunities for sport and physical activity is important for the health and well-being
of communities.
Respondents to the Open Space, Sport and Recreation Assessment indicated how open spaces
were used each month throughout the borough. Local parks and recreation grounds were used by
85% of households; footpaths, bridleways and cycle paths by 80% of households; woodlands,
wildlife areas and nature reserves by 75%. 52% of households indicated that better footpaths,
bridleways and cycle paths were a high priority, followed by parks and local recreation grounds
(46%). In the OSSRA a majority of households reported that they would not normally travel more
than 10 minutes to visit open spaces, play areas, recreation grounds and village halls, with walking
being the normal mode of transport.
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1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Brenchley Recreation Ground
Memorial Hall Recreation Ground
Castle Hill Cricket Ground
Cinderhill Community Wood
Cinderhill Football Pitch
Brenchley Wood
Matfield Green
Drying Ground
Parish Allotments
Porters Wood Recreation Ground

FIGURE 19: OPEN SPACES IN BRENCHLEY AND MATFIELD
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7. COMMUNITY ACTION PROJECTS
This Plan has set out policies that are important to the future well-being of the parish. Their
effectiveness will depend in part on investments that go wider than the proposals made by
developers. Ideas for projects to provide community improvements have emerged during
consultations on the Neighbourhood Plan.
Financing of Community Projects
Where possible, support for projects will be sought through Section 106 funding or a Community
Infrastructure Levy, if adopted, whereby developers are required to contribute towards projects of
benefit to the community. The Parish Council will seek to ensure that, as far as possible, Section
106 contributions from larger developments, which are controlled by the Borough Council, are
used on local priorities rather than funding inaccessible facilities outside the parish. Arrangements
will be put in place for continuing review and consultation on the use of Section 106 funds in later
years.
Section 106 contributions can only be required to mitigate against the impact of a new
development. The Neighbourhood Plan process has identified a wider range of needs for which
funding would be needed. The Parish Council itself has neither the resources nor the mandate to
fund all but the smallest initiatives. Funds may be sought from Kent County Council, for example
for highways improvements under Section 278 of the Highways Act (1980), or from the Borough
Council. Efforts to identify wider sources of finance for projects that would benefit the community
will be supported.
Project Priorities
These are set out below, in order of priority.
Traffic Calming and Road Safety
Traffic speeds and road safety are major community concerns. They are likely to increase
significantly in the next few years, given the extent of proposed development in neighbouring
areas. This will generate considerable additional traffic seeking to access the A21 and Paddock
Wood. Proposed projects include:
• traffic surveys to provide evidence of the need for traffic-calming measures to discourage
or prevent speeding;
• the installation of speed cameras and signs, with number plate recognition technology,
where permitted, to discourage speeding;
• the provision of pedestrian crossings to improve safety on crossing roads, especially on the
Maidstone Road in Matfield;
• changes of surface on key roads and crossing points; and
• the provision of additional public parking spaces and parking control measures, to reduce
the incidence of dangerous parking.
Such measures should improve safety as would the reduction of speed limits on key rural roads,
which are currently set at 50mph or higher and, even then, are regularly ignored. Changes and
improvements are largely the responsibility of Kent Highways, but local initiatives and projects can
also play an important part.
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Non-Vehicular Access
Improvements and additions to non-vehicular movement are important in the interests of road
safety. They would also promote improved health through encouraging walking and cycling and
help combat climate change through reduced car use. Proposed projects include:
• provision of additional or upgraded footpaths, adjacent to roads, to improve the safety of
pedestrians;
• extension and upgrading of the network of public footpaths to provide safe access for
pedestrians and cyclists between Brenchley and Matfield and to Paddock Wood;
• other improvements to footpaths and bridle ways in the parish; and
• provision of bicycle racks at public buildings and green spaces that would encourage
greater use of bicycles rather than cars.
Children’s Playgrounds
Community projects have an important role in providing facilities for children to play. These have
health and development benefits and encourage community interaction. Projects include:
• The provision of a new playground area and equipment close to the Village Centre in
Matfield. This is a key priority of the community and will become even more so with
further development in the village.
• Improvements to play areas in Brenchley and Petteridge.
Improvements to Bus Services
Current bus services are very limited, making it hard to rely on them and hence encouraging
greater use of cars. Desirable improvements include:
• New, more frequent and later-running services linking Brenchley and Matfield with
Paddock Wood and Tunbridge Wells.
• A Dial-a-Bus service to promote greater use of bus services.
• Provision of real time information to key bus stops.
A Community Bus
In some rural areas bus services are being supplemented by a Community Bus, with wheelchair
access. This does not compete with scheduled services but organises trips to local towns and is
available for hire by community groups. This can provide a valuable service for those with limited
mobility and for existing community groups as well as a stimulus for new community activities,
while reducing car use. A Community Bus might also assist with School transport and journeys to
and from the station in Paddock Wood. It would be critically dependent on volunteers to run the
scheme and drive the buses, though the latter could be provided by hirers if they were given
suitable training.
The Environment and Climate Change
Community projects have a role to play in addressing the urgent need for action at all levels of
society on climate change. Possible projects include:
• provision of electric charging points on public buildings. This would support the
Government’s target of all cars being ‘green’ by 2030 and complement the policy of
requiring charging points in private developments.
• Installation of solar panels on public buildings.
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•

Support for local, small-scale energy generation if this could be reconciled with the AONB
setting of the parish.
Allotments
Given the recreational and health value of allotments, proposals for additional plots or
improvements to the existing site will be supported as and when the need arises.
Sports, Fitness and Leisure Facilities
Sports and fitness facilities are important as a means of promoting improved health for children,
young people and adults. Possible projects are:
• Levelling the sloping adult football pitch at Brenchley Memorial Hall, to expand facilities for
junior football.
• Improving the changing facilities at Brenchley Memorial Hall.
• Support for improved storage and pavilion renovation at Castle Hill Cricket Club, which has
a strong junior section.
• Outdoor adult fitness equipment, which could bring health benefits and be a focus for
social interaction.
• Given their central importance to a wide range of community activities, further
improvements that may be needed over time to Brenchley Memorial Hall, the Matfield
Pavilion and Matfield Village Hall.
Cinderhill Wood
Cinderhill Wood is valued by both walkers and riders as well as being of environmental
significance. Support for maintenance and improvement will be encouraged if needed.
Other Community Initiatives
Community initiatives and activities are important in enriching the lives of residents, especially
those who may be lonely or have restricted mobility, as well as promoting a sense of community.
In some cases, they can complement services provided by public bodies, such as schools and
health services. Funding may help with pump-priming such initiatives or meeting particular needs.
Examples might include:
• initiatives that encourage interaction between older and younger residents, such as
regular joint activities in community centres;
• support for those with restricted mobility, such as provided by Brenchley and Matfield
Ready Call;
• support for school PTAs and similar bodies supporting extra-curricular activities.
• Additional defibrillators to improve coverage around the parish.
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