	SDC POLICY -  Consultation Response



	From:


	Hannah Gooden - Planning Policy

	To:

	Claire Shearing

	Re:


	19/05000/HYB – DSTL Fort Halstead Crow Drive Halstead Sevenoaks KENT 
Hybrid application comprising, 

In outline: development of business space (use classes B1a/b/c) of up to 27,659 sqm GEA; works within the X enclave relating to energetic testing operations, including fencing, access, car parking; development of up to 750 residential dwellings; development of a mixed use village centre (use classes A1/A3/A4/A5/B1a/D1/D2); primary school; change of use of Fort Area and bunkers to Historic Interpretation Centre (use class D1) with workshop space and; associated landscaping, works and infrastructure. 
In detail: demolition of existing buildings; change of use and works including extension and associated alterations to buildings Q13 and Q14 including landscaping and public realm, and primary and secondary accesses to the site.

	Date:

 
	20 November 2019


Thank you for consulting Planning Policy on this application. 
The site is a major developed employment site with outline planning permission (SE/15/00628/OUT) for mixed-use development. The site lies entirely within the Metropolitan Green Belt and the Kent Downs Area of Outstanding Natural Beauty. 
The site is identified as a ‘Major Developed Site’ in the Core Strategy (2011), under guidance previously set out in PPG2 and notes (at para 4.5.21) that ‘the main requirements of the current occupiers of Fort Halstead….may vary during the Plan period’. The ADMP (2015), identifies the site as a Major Developed Employment Site in the Green Belt (Policy EMP2) and Policy EMP3 (Redevelopment of Fort Halstead) sets out the requirements for future development and the principles that will be applied when redevelopment proposals are being considered.
The site was submitted under the Council’s Call for Sites and consulted upon in the Council’s Draft Local Plan. The site is included as an allocation (reference ST2-57, 750 units - including the 450 consented units) in the submitted Local Plan, which is currently subject to examination.
The key strategic planning policy issues are considered to be:
· Green Belt

· AONB

· Sustainability
· Proposed mix of uses

· Local Plan 

· Environmental Statement
Green Belt
The site is located within the Metropolitan Green Belt. The Core Strategy (CS) Policy LO1 (Distribution of Development) states that development will be focused within the built confines of existing settlements. Policy LO1 also states that where development is proposed in other locations, priority will be given to protecting the rural character of the District and it will only take place where it is compatible with policies for protecting the Green Belt. Policy LO8 (Countryside and Rural Economy) states that the extent of the Green Belt will be maintained. The Settlement Hierarchy, as outlined in CS paragraph 4.1.6, identifies which are the most sustainable settlements, due to their services and facilities, and the Core Strategy directs development towards these locations. Policy LO7 (Development in Rural Settlements) describes Halstead as a Service Village where small infilling and redevelopment will be permitted. As the development is a standalone development in the Green Belt, and not within an existing settlement, it is not in accordance with CS Policies LO1 (Distribution of Development), Policy LO7 (Development in Rural Settlements) and LO8 (Countryside and Rural Economy).
However, this site is not typical open Green Belt. It is a major developed employment site, with substantial existing built form. It also benefits from existing outline planning permission where the principle of comprehensive mixed-use development has already been established. The NPPF (para. 145) also outlines that the partial or complete redevelopment of PDL is not inappropriate development provided it does not have a greater impact on openness of the Green Belt than the existing development.
The Council commissioned a District-wide Green Belt Assessment (GBA, January 2017, ENV001) linked below) to examine how the District’s Green Belt was performing against the five principles or “tests” as set out in the National Planning Policy Framework (NPPF). The District was sub-divided into “parcels” where there were clearly defined boundaries (i.e. roads, rivers etc.) and natural features. Fort Halstead is located within ‘Recommended Area 22’, which is one of 31 identified weak performing sub-areas. The GBA (ENV001 P.101) states that the site (RA22):
constitutes an extensive area of existing encroachment and possesses a semi-urban character (Purpose 3). It is generally inward facing, separated from the wider countryside by extensive, dense planted buffers, thus limiting its role in preventing coalescence between settlements (Purpose 2). Furthermore, its distance from the edge of Greater London and its status as a standalone built-up area means that it would not constitute ‘sprawl’ (Purpose 1)
https://www.sevenoaks.gov.uk/downloads/file/1514/env001_sevenoaks_district_green_belt_assessment_-_main_report_january_2017
Therefore, the Green Belt Assessment concludes that this is a weak performing sub-area, which was one of the factors which led the site to be identified as a proposed site allocation in the submitted Local Plan. 
Area of Outstanding Natural Beauty (AONB)
The site is located within the Kent Downs Area of Outstanding Natural Beauty and proposals must conserve and enhance the AONB, in accordance with ADMP Policies EMP3 (Fort Halstead) and EN5 (Landscape), national policy and the AONB Management Plan. The current application addresses issues of height and bulk together with landscape buffering and planting at a high level, although the details of these issues are reserved for future consideration.

In terms of landscape character (Knockholt and Halstead Wooded Downs), the landscape condition is rated as ‘poor’ and the landscape sensitivity is rated as ‘low’ (Countryside Character Assessment SPD, 2011). This is reinforced in the Sevenoaks Landscape Character Assessment, 2017) which states that ‘intrusive new residential development, extensive horsiculture, urban recreation, and hedgerow loss have adversely affected the condition of this area’. It goes on to state that protection should be afforded to the ‘valued heritage features within the landscape including Fort Halstead Scheduled Monument and ensure that setting is respected’.
An understanding of the site’s location within the AONB has informed the development proposals and the proposed scheme has been designed to avoid negative impacts and ensure the natural beauty of the site is conserved and enhanced through the proposals.
The AONB ‘public interest’ tests (as set out at paragraph 172 of the NPPF), will form part of the consideration of this application, but it is suggested that the following factors are relevant:

a)
In terms of the need for development, the district-wide scale and intensity of housing need (including for affordable homes) is relevant, together with the proposal to provide 27,000m2 employment floorspace, village centre, primary school and new water and phone network

b)
In terms of the scope for developing outside the AONB, it is noted that more than 60% of the District is covered by two AONBs and that this site is already designated (in existing policy) as a Major Developed Employment site in the Green Belt and has outline planning permission for mixed-use development
c)
In terms of detrimental effect on the environment, landscape and recreational opportunities, mitigation and improvement measures are proposed.
Sustainability 

The existing site is situated close to the villages of Halstead, Knockholt and Dunton Green, but it falls outside of these settlements. It is also served by only limited public transport connections, although the application includes a Framework Travel Plan and proposals to enhance public transport (bus) connectivity and walking and cycling links. 
However, the principle of development on this site has already been established. It is a site with expansive existing built form and associated existing impacts in terms of trip generation and development on the area. It is acknowledged that the proposed development would comprise a package of different uses, including employment, education and community facilities, in addition to housing. Therefore, the redevelopment of an existing, developed site, for mixed-use development, including community infrastructure, promotes the sustainable re-use of developed land, without encroaching onto undeveloped Green Belt land. 

Proposed mix of uses / infrastructure
The application proposes a mix of uses including:

· business space (use classes B1a/b/c) of up to 27,659 sqm GEA; 
· development of up to 750 residential dwellings; 
· development of a mixed use village centre (use classes A1/A3/A4/A5/B1a/D1/D2); 
· primary school; 
· Historic Interpretation Centre (use class D1) 
There are clearly a number of proposed infrastructure benefits associated with the development including a range of employment opportunities, a village centre and primary school, in addition to the proposed residential offer.

The retention of a substantial element of the site in employment use is supported, to provide a range of employment opportunities, in accordance with ADMP Policy EMP3 (Redevelopment of Fort Halstead). The existing use of the site is for employment, providing a range of skilled employment opportunities, and this redevelopment should support a range of new employment uses. The application states that the proposals ‘will provide a similar number of jobs on site’ and ‘the same number of jobs’ (as the outline planning permission) within the Planning Statement. It is understood that the outline permission provides for a total of 1483 jobs, whereas the current proposals would provide for between 1366 and 1438 jobs. Table 4.8 (of Vol III 6.1 Environmental Statement – Socio Economics) usefully breaks down these jobs by use class and it would be helpful if a comparison with the outline permission could be provided, to understand where the proposed changes have occurred. To reiterate, EMP3 focuses on the re-provision of a range of skilled employment opportunities, and specifically references R&D (B1b), serviced offices (B1a) and workshops. 
In relation to the proposed primary school, it is understood that Kent County Council is also seeking a potential primary school at the Former Broke Hill Golf Course and the current planning application for that site (19/02616/OUT) includes such provision. Two new primary schools are not required in this location and it should be located on the most appropriate site. 
The provision of a village-centre with a mix of uses is supported in terms of place-making and good design, in accordance with EMP3. It is welcomed that this village centre would include employment, commercial, retail and community facilities. In addition, a Historic Interpretation Centre is included as part of the scheme, which will help to promote and integrate the scheduled ancient monument on the site and provide a sense of history and place for the new development, in accordance with ADMP Policy EN4 (Heritage Assets).
In relation to landscaping and open space, including the village green and recreation ground, green corridors and ecology zone, these proposals are supported, in line with Policy GI1 (Green infrastructure and new development) and need to be considered further in terms of future detailed design. The NPPF (para 138) notes that where Green Belt land is developed, there should be compensatory improvements to the environmental quality and accessibility of remaining Green Belt land, and therefore the green infrastructure proposals should be designed to meet this requirement. 
Local Plan
This site was submitted into the Local Plan call for sites and included as a potential site option in the Regulation 18 Draft Local Plan (July 2018). The site assessment is available below: 
https://www.sevenoaks.gov.uk/downloads/file/1928/sup017b_site_appraisals_-_sites_included_in_the_local_plan_low_resolution   (see page 369-375)

The site assessment outlines that the site is acceptable for development i.e. in terms of the analysis of site constraints and conforms to the proposed Local Plan development strategy and therefore, the site (ST2-57) was included in the Regulation 19 submission version of the Plan. 
In terms of the development strategy proposed in the submitted Local Plan, this focused on:

· Focusing growth in existing settlements, including at higher density

· Redevelopment of brownfield/developed land in sustainable locations

· Development of Greenfield Green Belt land only in ‘exceptional circumstances’.
The site (ST2-57) was considered in relation to the second category, brownfield land, although ‘exceptional circumstances’ would still need to be demonstrated for the site to be allocated in the Local Plan. Exceptional circumstances are not defined nationally, but the Council considered the scale and intensity of housing need and the limited supply of non-Green Belt land to be relevant. These considerations, combined with the fact that the site is located on weakly performing Green Belt which has been previously been subject to intense development and associated impacts and that the scheme also includes a number of infrastructure proposals, were considered to represent the ‘exceptional circumstances’ to recommend Green Belt release. Therefore, the site was included in the submission version of the Local Plan, which is currently subject to examination. 
The District is highly constrained with 93% Green Belt and more than 60% AONB. The proposed development strategy for the District focuses on maximising growth in the existing settlements, but these towns and villages form only 7% of the District and therefore these areas alone cannot meet the overwhelming need for housing. Therefore, the Local Plan then considers the contribution of brownfield or previously developed land, in the Green Belt, as directed by the NPPF. It is clear that not all Green Belt land performs to the same degree and not all Green Belt land is actually ‘green’. Hence, the second rung of the proposed development strategy focuses on previously developed land (PDL) or brownfield land, provided it is located in a sustainable location, close to facilities and services, or where facilities and services are provided as part of the development. The proposed site at Fort Halstead falls into this category. The emerging Local Plan seeks to maximise these brownfield opportunities and the potential of land that has been subject to some form of development, in order to minimise the release of undeveloped greenfield Green Belt land. The more efficiently these sites are developed, the less greenfield Green Belt release is required to meet housing need.
The Council is committed to the most efficient use of land that can be achieved, without compromising design or residential amenity and without causing adverse impact on the surrounding environment, particularly noting the presence of AONB in this location. However, it is considered that this large, well-screened, major employment site is able to comfortably accommodate the proposed mixed-use development.
Environmental Statement

The submitted Environmental Statement is adequate and the findings are noted.  We have no specific comments to make. It is noted that this site is developed and benefits from an existing outline planning permission.
Conclusion

In conclusion, the proposed development site lies entirely within the Metropolitan Green Belt and Kent Downs Area of Outstanding Natural Beauty. However, it has been subject to extensive development and is identified as a ‘Major Developed Employment Site in the Green Belt’ in existing policy (EMP2). It is also well-screened from the wider countryside by extensive, dense planted buffers. These factors have contributed to the site being identified as weak performing Green Belt in the Council’s Green Belt Assessment (ENV001). 

The site proposes a wide mix of uses in accordance with EMP3, focusing on the provision of employment floor-space, in accordance with the site’s existing use. Further information is requested regarding the quantum and mix of employment opportunities. The community uses, including a school, village centre and historical interpretation centre are also all supported, in addition to the proposed residential use.
The principle of development on this site has already been established through outline permission (SE/15/00628/OUT). This proposal seeks a revised mix of uses and an uplift in terms of the residential element of the scheme. The efficient use of this site is supported, maximising the contribution of land which has already been subject to extensive development. This would constitute an important supply of homes in a highly-constrained District, and would help to reduce the pressure to release further greenfield Green Belt land.   Therefore, the site (ST2-57) is included in the submission version of the Local Plan, which is currently subject to examination.
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