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4.1 The General Distribution of Development

4.1.1 The District must evolve to accommodate the new development required to meet the changing
housing needs of the population, support the local economy and develop services and facilities needed
to support the local community.

4.1.2 The distribution of development is consistent with national planning policy and in general
conformity with regional policy. It concentrates development on the District’s main towns, which have
the greatest range of services and facilities to support the population an approach that is consistent
with the urban focus of the South East Plan policy SP3.

4.1.3 The Green Belt which covers the rural areas of the District aims to check the unrestricted
sprawl of large built-up areas, to preserve the setting and special character of historic towns and
assist in safeguarding the countryside from encroachment. These objectives are particularly important
in view of the extensive area covered by Areas of Outstanding Natural Beauty. The prime consideration
in such areas is the conservation of the natural beauty of the landscape.

4.1.4 The Green Belt is also aimed at assisting urban regeneration, by encouraging the recycling
of derelict and other urban land. This is particularly important at Swanley town centre and to realise
the potential within Sevenoaks town centre and adjoining areas.

4.1.5 It also remains the Government’s priority to locate development on previously developed land
and for the reasons set out above it is particularly important to meet this challenge in the District
where there are significant constraints on the development of greenfield land.

4.1.6 Development within the built up areas must be achieved in the most sustainable towns and
villages where employment, key services and facilities and a range of transport options are available.
The distribution of development takes account of the Settlement Hierarchy,(10)which is based on a
systematic assessment of such factors for settlements in the District. In summary this is as follows:

SevenoaksPrincipal town

SwanleySecondary town

EdenbridgeRural Service Centre

New Ash Green, Otford and WesterhamLocal Service Centres

Villages listed in Policy LO7Service Villages

4.1.7 The District has in the past been able to meet development requirements without the loss of
Green Belt and the challenge is to establish a distribution of development that can be satisfactorily
accommodated within the most sustainable settlements without undermining the Green Belt. The
distribution strategy therefore takes account of the findings of the technical studies, particularly their
findings regarding the ability to accommodate future development requirements in existing settlements.

4.1.8 The distribution of development also needs to avoid areas liable to flood. The Strategic Flood
Risk Assessment shows that flooding from rivers is not a significant factor in most of the main
settlements, except for part of Edenbridge. The housing land availability assessment has treated
flooding as a constraint in accordance with Government guidance.

10 Available at the evidence base pages of the planning policy and local development framework section of
the Sevenoaks District Council website (Sevenoaks.gov.uk)
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Housing Land Supply

4.1.9 The Council has carried out a Strategic Housing Land Availability Assessment (SHLAA) that
has been updated to 1 April 2009. The updated assessment shows that the housing provision figure
of 3,300 dwellings (2006-2026) for the District can be met from within existing built up areas, enabling
the Green Belt to continue to be protected. The main categories of supply are as follows:

692Completions (since 2006)

1,366Outstanding Permissions (1)

978Potential Allocations (2)

525Small Site Allowance (after first ten years only) (3)

3,561Total

3,300Core Strategy Housing Provision (20 years @ 165 per annum)

Notes

1. After a deduction has been made to allow for a non implementation rate based
on past trends. Outline planning permissions are included in this total following
assessment in the SHLAA

2. Based on sites assessed in the SHLAA
3. 75 dwellings per annum based on past trends. Small sites are less than 0.2 ha.

4.1.10 The figures show a surplus of 261 dwellings in relation to the District’s housing provision.
This is a comparatively robust supply because a high proportion (62% of the requirement) is made
up of development already built or with planning permission. Assuming these elements are built, and
a discount has already been applied to the outstanding planning permissions total, then the remaining
elements of the supply (potential allocations and small site allowance) exceed the total needed to
meet the District’s housing provision by 21%.

4.1.11 The Housing Trajectory based on the figures is presented at Appendix 1. The trajectory
shows that the identified supply exceeds the requirement by the greatest extent over the first ten
years. In this period, where the supply is made up of identified deliverable and developable sites, the
District provision, based on the annual figure is exceeded by 891 units (or 40%).

4.1.12 There are other sources of supply that the Council will take into account in monitoring and
managing the housing supply over the Core Strategy period. Development from these sources will
be monitored as part of the Annual Monitoring Report and added to the housing land supply. These
are:

1. Small sites in the first ten years. In accordance with Government guidance the supply does not
include a figure for small sites in this period beyond outstanding permissions. However, past
trends suggest that small site windfalls are a significant contributor to housing completions and
the SHLAA concludes that this will continue in the future. Actual completions from small site
windfalls will count towards meeting the housing target once development is completed.

2. Affordable housing “exception sites” developed under Policy SP4, which cannot be counted as
contributing to the housing land supply until after completion.

3. Redevelopment of business sites in urban areas for mixed use which may be permitted under
Policy SP8.
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4. Large windfall sites beyond the first ten years. The SHLAA seeks to identify large sites for
development during the Core Strategy period. However, identifying in advance sites for
development more than ten years into the future is difficult, particularly redevelopment sites in
urban areas. It is noteworthy that all the urban sites put forward in response to the SHLAA “call
for sites” were identified by their promoters for development in the first ten years. In the longer
term the SHLAA will be updated to identify the emergence of potential new urban housing land.

5. Reserve Land. Land at Edenbridge, formerly safeguarded to meet long term development needs,
is re-designated as Reserve Land in Policy LO6 so that it is available to be brought forward for
development during the Core Strategy period if required.

6. Development of areas of opportunity in Sevenoaks town centre under Policy LO3 which may
include scope for some housing as part of mixed use development.

7. Any additional contribution from safeguarded land at Westerham.

4.1.13 The distribution of housing based on the identified supply is shown in Table 2. The greatest
capacity for housing development is identified in Sevenoaks urban area, followed by Swanley,
Edenbridge and a range of smaller settlements, which is consistent with focusing development
primarily on settlements with the widest range of facilities. Most of the housing total for the smaller
settlements consists of either completions or commitments in the form of planning permissions.

4.1.14 The distribution is weighted slightly more towards the Rest of Kent than the London Fringe
sub region when compared with the distribution based on the South East Plan (98/80 dwellings per
annum in favour of the Rest of Kent compared to 80/85 dwellings per annum in the South East Plan,
see para 3.2.2 for further information on the sub regions). Most of the District lies outside the London
Fringe area, including some parts adjoining London. Some flexibility in the distribution is considered
justified for the following reasons:

1. The District’s overall requirement is exceeded;

2. The distribution is based on the South East Plan strategy of an urban focus and only one of the
District’s three main towns (Sevenoaks) is in the London Fringe;

3. The defined boundary of the London Fringe only just excludes the other twomain towns Swanley
and Edenbridge. Swanley in particular is a location that is consistent with the characteristics of
the London Fringe adjoining London and the M25. It has significant urban land available for
housing; and

4. The small London Fringe shortfall (5 dwellings per annum over the Core Strategy period) is likely
to be made up from the first four sources of supply identified above.

Employment Land and Retail Development

4.1.15 The Employment Land Review shows that future employment land needs can bemet largely
within existing employment sites provided the great majority of these sites are retained in employment
use. The distribution of employment land is based on existing development and is therefore principally
at Sevenoaks, Swanley and Edenbridge, including a previously undeveloped site at Swanley. Other
significant contributions come from the Major Developed Sites in the Green Belt. The distribution is
shown in Table 2.

4.1.16 The Retail Study update shows that, based on forecast future expenditure, there is limited
capacity for further development in Sevenoaks, primarily later in the plan period. In Swanley there
will be little capacity based on expenditure growth but scope for new development to claw back some
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of the trade currently lost to other locations. In other centres the emphasis will be on maintaining
provision to meet local needs. In accordance with Government policy retail development will continue
to be focused on existing town centres.

Green Belt

4.1.17 The Core Strategy establishes there is no need to amend theGreen Belt tomeet development
needs. The case for any small scale adjustments to cater for situationswhere land no longer contributes
to the Green Belt can be considered through the Allocations and Development Management DPD.

Table 2: Summary of Broad Housing and Employment Land Provision (2006-2026)

Employment Land (ha) (1)Housing (units)Location

27.21,331Sevenoaks (2)

30.8660Swanley

22.1411Edenbridge (3)

6.01,159Other Settlements

86.13,561Total

N/A3,300Core Strategy Housing

Provision (20 years at 165 dwgs per annum)

Note

1. Employment land figures exclude Major Developed Sites in the Green Belt.
2. The Sevenoaks urban area includes Sevenoaks town, Riverhead, Dunton Green,

Chipstead and Bessels Green.
3. The Edenbridge housing figure excludes any contribution from the Reserve Land

Policy LO 1

Distribution of Development

Development will be focused within the built confines of existing settlements.

The Sevenoaks urban area, which includes Sevenoaks town, Riverhead, Dunton Green,
Chipstead and Bessels Green, will be the principal focus for development in the District
in accordance with Policies LO2 and LO3.

Swanley will be the secondary focus for development with the emphasis on maintaining
and enhancing its role and promoting regeneration to meet the needs of the local
community in accordance with Policies LO4 and LO5.

Edenbridge will be a location for development of a scale and nature consistent with the
needs of the town and the surrounding rural area it serves in accordance with Policy LO6.

New Ash Green, Otford and Westerham will be locations for limited development in
accordance with Policy LO7
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The Service Villages, listed in Policy LO7 will be locations for small scale development
consistent with the requirements of Policy LO7.

In other locations priority will be given to protecting the rural character of the District.
Development will only take place where it is compatible with policies for protecting the
Green Belt and the High Weald and Kent Downs Areas of Outstanding Natural Beauty,
where relevant. Development will be located to avoid areas at risk of flooding.

Delivery Mechanisms:

Policies LO2 to LO7 set out development proposals consistent with the general distribution of
development in Policy LO1.

The Annual Monitoring Report will monitor progress in delivering housing against the housing
trajectory and ensure the maintenance of a five year rolling supply of deliverable housing sites
in accordance with Government guidance in PPS3 (Housing).

The Allocations DPD will include identified housing sites, consistent with the Core Strategy,
anticipated phasing and implementation requirements.

Performance Indicators:

Actual housing development compared to the housing trajectory

Actual distribution of housing development compared to the distribution in the Core Strategy

Housing development in areas liable to flood

Targets:

An average completion rate of 165 dwellings per annum to be maintained over the Core Strategy
period

From the date of adoption at least two thirds of new housing to be in Sevenoaks, Swanley and
Edenbridge and at least half to be in Sevenoaks and Swanley.

No housing development to be permitted in areas liable to flood where contrary to Environment
Agency recommendations.

4.2 Development in Sevenoaks Urban Area

4.2.1 The urban area that includes Sevenoaks town also extends to cover Riverhead, Dunton
Green, Bessels Green and Chipstead and is the largest in the District. (See Figure 3). This section
relates to the whole urban area although the scope for development will be more limited in the smaller
communities.
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4.5.19 The Major Developed Sites form a significant part of the District’s employment land supply
and their retention and redevelopment as employment sites will, along with other commercial sites,
be subject to the provisions of Policy SP8. As these sites are in locations divorced from existing
settlements future development proposals will need to include sustainable transport proposals for
accessing the site, including travel plans where appropriate, consistent with Policy SP2.

4.5.20 Fort Halstead is a Major Developed Site within the Kent Downs AONB that was originally a
Ministry of Defence research establishment and is still occupied by defence related industries. The
defined boundary of the site in the Saved Local Plan does not fully reflect the developed area in
business use and will be reviewed in the Allocations and Development Management DPD.

4.5.21 The main requirements of the current occupiers of Fort Halstead, QinetiQ and the Defence
Science and Technology Laboratory (DSTL), may vary during the Plan period. The implications of a
future decline in occupancy of the site will be considered within the policy framework of the Core
Strategy and the Major Development Site guidance for Green Belts (PPG2) and the major
developments guidance for Areas of Outstanding Natural Beauty (PPS7)

4.5.22 In February 2010 Glaxo Smith Kline announced its intention to close the site at Leigh, where
it is the sole occupier. The Council will work with the current and prospective future occupiers to
achieve a suitable future use of the site within the policy framework provided by the Core Strategy
and PPG2 guidance on Major Developed Sites. This may involve the preparation of a Planning Brief
as a supplementary planning document to guide future redevelopment.

4.5.23 Brands Hatch has become a centre, in the Green Belt, for sport and leisure activities based
on the motor racing circuit. Saved Local Plan Policy WK2 provides a framework for balancing further
development of outdoor sport, leisure and recreation at the circuit with limiting environmental impacts
on the surrounding area, including nearby residents in West Kingsdown and protecting the Green
Belt. It will be reviewed through the Allocations and Development Management DPD but still applies
until then.

The Countryside

4.5.24 Outside settlements priority will be given to protection of the countryside. The countryside
will be conserved and the distinctive features that contribute to the special character of the landscape
and its biodiversity will be protected and enhanced where possible.

4.5.25 A Countryside Assessment has been completed identifying the distinctive features of the
District’s landscape. It defines and describes the different types and character areas of the landscape
and then evaluates each area in terms of the condition of the landscape and its sensitivity. The
Countryside Assessment was adopted by the Council as Supplementary Planning Guidance when
it was produced in 2004. It will be updated to have the added status of a Supplementary Planning
Document and will be applied in considering the landscape impact of development and in looking for
enhancement opportunities.

4.5.26 The biodiversity of the countryside will be protected through the safeguarding of nationally
and locally designated sites and support for the Kent Biodiversity Plan. Opportunities for enhancement
will be sought through support for countryside enhancement schemes and in connection with
development proposals.

4.5.27 The District has a well-developed network of footpaths and bridleways that enable access
to the countryside. Recreational paths include the North Downs Way, the Greensand Way, the
Wealdway, the Darent Valley Path and the Eden Valley Walk. There is a Country Park at Lullingstone
and extensive areas of countryside with public access. The Council will continue to seek access
improvements, including links between town and country, through the Green Infrastructure Network
(see Policy SP10) and will also seek improvements in interpretation facilities to promote enjoyment
and understanding of the countryside.
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4.5.28 Horse riding is a significant recreational activity in rural areas of the District which offers
benefits to rural communities but horse-related activities (often referred to as “horsiculture”), including
stables and paddocks, can have landscape impacts that require careful consideration. A Supplementary
Planning Document will be produced giving more detailed guidance on the issue.

4.5.29 The Council is a supporter of the North West Kent Countryside Partnership, which also
includes Kent County Council, the Environment Agency and adjoining Districts. It will continue to
support enhancement projects through the Countryside Partnership.

4.5.30 Over 60%of the District lies within either the Kent Downs or HighWeald AONB. Both AONBs
have produced Management Plans that have recently been updated. These set out a range of
measures to protect and enhance the distinctive features of each AONB and the Council will support
their implementation.

4.5.31 The countryside is also a place of work and recreation. The rural economy has traditionally
been dependent on agriculture but has increasingly diversified as the agricultural industry has changed
in response to modern requirements. The Council will support small scale development proposals
that contribute to diversification of the rural economy where these are compatible with policies to
protect the countryside. This includes proposals for tourism and recreational developments that
contribute to the rural economy. The District benefits from a high percentage of woodland cover which
is a vital component of its landscape character, biodiversity, amenity and green infrastructure. The
Council will take a positive role in the conservation and enhancement of woodlands in the District
and encourage their management for biodiversity, amenity and economic use, including their potential
contribution to sustainable energy production.

4.5.32 Particular encouragement will be given to business developments that re-use existing
buildings and there will generally be a preference for commercial over residential development in
considering proposals for change of use of rural buildings.

4.5.33 The District, as part of theWest Kent Partnership, has been successful in obtaining “Leader”
funding to support rural businesses and communities. The Leader programme aims to promote
sustainable business growth within the land based and rural economies in the area. Key objectives
are:

Improve competitiveness and financial sustainability of West Kent’s farming and forestry
Encourage innovation and diversification in West Kent’s land based sector
Promote entrepreneurship in rural West Kent
Encourage the development of rural tourism-related businesses
Address pockets of deprivation and encourage vibrant rural communities
Ensure best practice in land management and promote sustainable development

Policy LO8

The Countryside and the Rural Economy.

The extent of the Green Belt will be maintained.

The countryside will be conserved and the distinctive features that contribute to the
special character of its landscape and its biodiversity will be protected and enhanced
where possible. The distinctive character of the Kent Downs and High Weald Areas of
Outstanding Natural Beauty and their settings, will be conserved and enhanced.
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Particular regard will be given to the condition and sensitivity of the landscape character
and securing the recommended landscape actions in the proposed SPD to ensure that
all development conserves and enhances local landscape character and that appropriate
mitigation is provided where damage to local character cannot be avoided.

Development that supports the maintenance and diversification of the rural economy,
including development for agriculture, forestry, small scale business development and
rural tourism projects, and the vitality of local communities will be supported provided it
is compatible with policies for protecting the Green Belt, the Kent Downs and HighWeald
Areas of Outstanding Natural Beauty conserves and enhances the value and character
of the District’s woodland and the landscape character of other rural parts of the District
and that it takes account of infrastructure requirements.

Delivery Mechanisms:

The provisions of the Countryside Assessment will be applied in evaluating developments affecting
the countryside and in developing countryside projects. It will be updated to have the status of
a Supplementary Planning Document

Working with partners the Management Plan proposals for the Kent Downs and HighWeald
AONBs will be implemented

Projects to conserve and enhance the landscape, the biodiversity of the countryside, access to
the countryside and countryside interpretation will be promoted through the North West Kent
Countryside Project working with local communities

A Supplementary Planning Document will be produced covering horse related development

Leader funding will be used to support the diversification of the rural economy

The Kent Downs AONB Landscape Design Handbook will be used where relevant in advising
developers and considering enhancement projects.

Performance Indicators:

Development permitted contrary to Green Belt policy

Progress in implementing countryside projects in the District, including AONB

Management Plan projects affecting the District.
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Performance Indicator:

Average density of new housing development in the towns and town centres listed in the policy
and the remainder of the District.

Target:

Average density of 40 dwellings per hectare across the District

5.4 Economic Development and Employment Land

5.4.1 The economy of the District is relatively broad based and has a higher than average level of
employment in small firms and a lower than average level in large firms compared to the South East
average. It is dominated by the service sector with the highest level of employment in wholesale and
retail trade followed by business services. No sector is substantially over-represented in comparison
with the regional average.

5.4.2 Sevenoaks is the largest employment centre and is primarily a centre for service industries.
Swanley and Edenbridge also have significant concentrations of employment. Away from existing
settlements the Major Developed Sites in the Green Belt at Fort Halstead and Glaxo Smith Kline in
Leigh are centres for defence-related and pharmaceutical industries respectively. Further development
to support these sectors will be supported where it is consistent with planning policy guidance on
Major Developed Sites.

5.4.3 The District as a whole remains relatively prosperous despite the impact of the recession
although unemployment has risen and deprivation and lack of skills is an issue in some areas.

5.4.4 The Council is preparing an Economic Development Action Plan, which sets out a range of
initiatives to support the District’s economy. Key themes include improved liaison with local businesses,
support for newly forming and expanding local firms, maintaining the supply of employment land,
supporting initiatives to improve skills, increasing the provision of affordable housing, improving
transport through the Transport Strategy and supporting the rural economy and tourism.

5.4.5 The LDF Core Strategy has a significant role in implementing the Action Plan in the provision
it makes for development. Other sections of this document cover economic development in the main
towns, rural areas, transport and affordable housing.With regard to employment land, the Employment
Land Review examines the District’s existing stock of employment land for business use. It shows
that there is a significant supply on a wide range of sites and that the great majority is acceptably
located, although some sites are in need of modernisation to meet current business needs. The
review estimates future additional land requirements at 0.3ha to 1.5ha after allowance is made for
the loss of unsuitable sites to other uses.

5.4.6 The limited deficit in employment land supply can be made up through intensification and
use of vacant land so the review does not see a need to release additional Greenfield land for
employment use, beyond the development of a site at Swanley that has previously been identified.

5.4.7 Taking account of these findings the emphasis of the policy is on retaining andmaking effective
use of existing employment land. Support is given to the principle of intensification and regeneration
of existing sites where necessary to better meet modern business needs. The District’s employment
sites are seen as a flexible resource that can be adapted, through redevelopment or change of use
if necessary, for a range of different types of business use, including new and expanding sectors of
the regional economy.
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5.4.8 The policy allows for mixed use development on employment sites in urban areas where
such development will assist in securing the regeneration of sites to meet business needs, where the
employment capacity is maintained (recognising that the primary role of the site is in contributing to
the supply of employment land), and where there is scope for such a development to take place in
an environmentally acceptable way.

5.4.9 The development of “start up” units to support the establishment and early development of
small businesses will be supported in suitable locations. improvements in information and
communications technology that enables more flexible working practices will be supported. A flexible
approach will be adopted to home-based businesses and the development of “live work” units where
these can take place in an environmentally acceptable way.

5.4.10 There is scope for further tourist-related development in the District and the location policies
give support to hotel development in Sevenoaks and Swanley and improved facilities for visitors in
Edenbridge, together with small scale initiatives to support tourism in rural areas.

5.4.11 Further information on specific provision for employment development in the District’s main
towns and in the rural areas is contained in the Location Policies section of this document.

Policy SP 8

Economic Development and Land for Business

The sustainable development of the District’s economy will be supported by:

a. the retention, intensification and regeneration of existing business areas primarily at
Sevenoaks, Swanley, and Edenbridge and Major Developed Sites in rural areas, subject
to Green Belt policy.

b. through new provision for business as follows

i. office development in Sevenoaks and Swanley town centres

ii. business development through allocation of greenfield land at Swanley outside
the Green Belt

c. giving priority to business uses, or tourist facilities, in the conversion of buildings in
the rural area

d. promoting hotel development in suitable locations in Sevenoaks and Swanley

e. working with partners to develop initiatives to improve skills in the workforce

f. supporting the development of start up units for small businesses in suitable locations
and improvements in information and communications technology to facilitate more
flexible working practices

Sites used for business purposes will be retained in business use unless it can be
demonstrated that there is no reasonable prospect of their take up or continued use for
business purposes during the Core Strategy period. Redevelopment for mixed use of
business sites in urban areas may exceptionally be permitted where such development
would facilitate the regeneration of the site to more effectively meet the needs of modern
business, where the employment capacity of the site, represented by the commercial
floorspace, is maintained and where a mixed use development would represent a
sustainable approach consistent with the general distribution of development.
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Delivery Mechanisms:

The Allocations and Development Management DPD will define the detailed boundary of
employment sites to be retained under the policy.

Performance Indicators:

Net change in employment floorspace

Unemployment rate in total and relative to Kent and the South East

Proportion of the workforce with no qualifications

Target:

The overall stock of employment land to be maintained.

5.5 Infrastructure Policy

5.5.1 Infrastructure can be defined as the various services and facilities that are necessary to help
build sustainable communities. The Council has taken forward the definition of infrastructure from
the South East Plan. References to physical, social and green infrastructure in policy SP9 should be
seen as applying to this definition. The definition set out in the South East Plan (para. 5.22) includes
transport facilities, affordable housing (considered in other Core Strategy policies), education, health
services, social and community facilities, green infrastructure, public services, utilities and flood
defences (the full definition is set out in the glossary of this plan). New development can create a
need for new and improved infrastructure and in some circumstances its availability may be a factor
in determining where new development is located. Supporting development with adequate infrastructure
is important for balanced communities and the need for community facilities is specifically recognised
in the Sevenoaks District Community Plan. Infrastructure improvements are also required to resolve
existing identified deficiencies in Sevenoaks District.

5.5.2 Government guidance requires Local Development Frameworks to identify future requirements
needed to support the amount of development proposed, taking account of its type and distribution
and how it will be provided. This should take account of existing strategies and be flexible enough to
recognise that the optimum level of information may not be available from infrastructure providers
when LDF documents are being prepared.

5.5.3 An Infrastructure Delivery Plan for the District has been produced through engagement with
providers. Provision for new development in the Sevenoaks District is relatively limited and the spatial
strategy of the Core Strategy is based on maintaining the existing pattern of settlement. The Council
considers that there are only a small number of infrastructure improvements where it has been
sufficiently demonstrated that delivery is critical to the delivery of the Core Strategy. These are:

1. Education – additional capacity for primary school places are required in Sevenoaks and Swanley
after 2011/12 and 2012/13, respectively. This will be provided through extensions to existing
primary schools.
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