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Qn 14.1 Does the site have any relevant planning history? (applications, permissions, appeal,
previous applications)
The land was proposed to be allocated for 100 homes in the 2014 version of the Plan (Policy H1 25). The
proposed site boundary at the time included both a site fronting onto West Street adjacent to the
Harrietsham Primary School (under control by Bovis Homes) and land to the rear towards the railway line
(within Kent County Council ownership).
A copy of the draft Policy is included as Appendix One (this also shows the extent of the site at the time).
More recently, a planning application was submitted to the Council in February 2014 under reference
14/0208.
The application was for 105 new homes and included both the Bovis Homes and Kent County Council
land.
Various technical discussions were undertaken with the Council and statutory consultees to ensure that
the impact of the proposed development was acceptable. No objections were received, subject to planning
conditions, from KCC Highways; KCC Archaeology; the Environment Agency or Maidstone Borough
Council’s Heritage, Landscape and Design Officer.
One issue that arose during the consideration of the application was that part of the application site (land
to the rear towards the railway line owned by Kent County Council) was a former receptor site for
protected species.
The receptor site was provided as part of the new school development to the south. The application was
withdrawn in mid-2015 to allow further discussions with the Council on an alternative scheme that
specifically excluded this land.
In the meantime, the Council took the decision to delete site H1 25 as a proposed allocation on the basis
that the allocation included a receptor site.
As part of the Regulation 18 consultation, Bovis Homes submitted representations to promote a reduced
site area (which specifically excluded the KCC with the receptor site).
The Council’s response to these representations was presented to Committee members on 14 December
2015. Page 235, which deals with the Tongs Meadow site is reproduced in full below:
“This site was subject to Regulation 18 Consultation in March 2014 as a proposed allocation. Cabinet on 9
March 2015, following consideration of the Reg. 18 representations and advice from Natural England,
recommended that it should not be allocated and should be subject to a further Regulation 18 consultation
for its deletion on the following grounds;
‘In view of the recent advice from Natural England (NE) that they would be unlikely to consider issuing an
EPS (European Protected Species) Development License given the fact that the site is a receptor site for a
previous development.’
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The site promoters consider that the site should be reinstated as an allocation as a revised development
that excludes the former receptor site is being developed. There has been no new information submitted
that clearly indicates that development on a reduced site area would now receive an EPS licence”.
Since the previous application was withdrawn, Bovis Homes has continued pre-application discussions
with the Council and Kent County Council in respect to a residential scheme that also makes provision for
future expansion of the Primary School.
A pre-application meeting was held with the Council in February 2016 and a copy of the latest Illustrative
Site Plan, SKL – 02 Rev D showing development comprising 72 houses and an area for school expansion
is included at Appendix Two.
Importantly, the site area now excludes the KCC land, and the receptor sites on this land will remain
unaffected by the proposed development.
As such, the reason omitting the site as an allocation from the submission version of the Plan has now
been addressed.
Included with this statement at Appendix Three is a supporting letter prepared by James Blake Associates
(JBA) which provides a comprehensive response to the Council’s justification for the removal of the site
from the Regulation 18 submission plan.
JBA have been involved in the ecological assessment of land at Tongs Meadow, on behalf of Bovis
Homes since 2011.
The letter provides a summary of the surveys undertaken and a view on the mitigation licence issue. The
letter concludes that:
“Given that no former receptor sites will be affected by the proposals and adequate on-site receptor areas
can be provided throughout the construction period, that will be connected (sic) habitats and breeding
ponds in the wider area, we consider that a Natural England mitigation licence will be able to be obtained”.
Qn14.2 What is the site’s status in the submitted Local Plan (e.g. whether in defined
settlement/countryside/AONB/conservation area/Landscape of Local Value)
The site is located between the edge of defined settlement boundary and existing school.
Qn 14.3 What is the site’s status in any made or emerging Neighbourhood Plan?
The Parish Council carried out pre-submission consultation on its draft Neighbourhood Plan in late 2013.
However, the neighbourhood plan process has since been put on hold and it is unclear whether a
neighbourhood plan will now be pursued.
In the Pre-Submission draft, a larger site (that included the KCC land that has now been removed) was a
proposed housing allocation for 100 houses.
A copy of the emerging neighbourhood plan policy can be found at Appendix Four.
Qn 14.4 Is the site greenfield or previously developed (brownfield) land according to the definition
in the glossary of the National Planning Policy Framework?
The site is greenfield land.
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Qn14.5 What previous consideration by the Council has been given to the site’s development (e.g
inclusion in a Strategic Housing and Economic Development Land Availability Assessment
(SHEDLAA) and does the representor have any comments on its conclusions.
A larger site, including KCC land (Ref: HO 157) has been previously assessed as ‘suitable’, ‘available’ and
‘achievable’ in the SHEDLAA 2016.
A copy of the relevant extract, which provides further information to support this conclusion, is included at
Appendix Five.
The conclusion states:
“The land swap agreement between the landowner and KCC facilitates the required expansion of
Harrietsham Primary School and provision of new playing fields on the parcel of land that makes up the
western section of the site. The site is well located to services and facilities in Harrietsham, particularly the
primary school and train station. Long range views to the site from the North Downs AONB are intermittent
and can be mitigated with appropriate planting.
Accept
Approximate yield: 100”
As noted on the assessment sheet however, the site was subsequently deleted from the Regulation 19
consultation due to ecological concerns, which Bovis Homes consider have been suitably addressed by
revising the site area to exclude the KCC receptor site land.
The proposed site (which excludes the KCC land) has not been subject to assessment in the SHEDLAA.
Qn 14.6 What is the site area and has a site plan been submitted which identifies the site?
The site measures approximately 3.1ha. The latest Illustrative Site Plan, SKL – 02 Rev D (Appendix Two)
identifies the extent of the site and shows how a development comprising 72 houses and an area for
school expansion could be achieved. The layout shows how the site could be appropriately developed to
include a range of both market and affordable houses together with suitable areas for landscaping and
open space.
The provision of land to enable the expansion of the school would be a significant benefit that further
supports the site’s allocation.
Qn 14.7 When could development be delivered and at what rate?
Bovis Homes is in the process of preparing a full planning application for 72 houses and land for school
expansion, which they intend to submit in early 2017.
Subject to approval in spring 2017, it is anticipated that development could commence late 2018, with all
units completed within 18 months.
Qn 14.8 What evidence is there of the viability of the proposed development?
Bovis Homes has an option on the site and is seeking to submit an application which has been fully tested
in terms of its viability.
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Qn 14.9 Has the site been the subject of sustainability appraisal and does the representor have any
comments on its conclusions?
The site (including the KCC land that has now been excluded) has been positively assessed in the
Sustainability Appraisal and a copy of the relevant extract is included as Appendix Six.
Qn 14.9 What constraints are there on the site’s development and how could any adverse impacts
be mitigated?
There are populations of reptiles and great crested newts using the site, however through careful design
GCN breeding ponds have been retained within the layout and areas of open space will be managed to
support the populations of reptiles and amphibian present at the site, allowing movement through the site
and into the surrounding suitable habitats. Areas of the site are also used by foraging and commuting bats
and foraging and nesting birds, boundary vegetation will largely be retained maintaining these resources.
GCN mitigation would include retention and enhancement of the on-site ponds to allow retention of the
GCN population within the site boundary. Open spaces would be designed and maintained to support the
GCN population to ensure no net loss to the local population. Due to the size of the reptile population
within the site, it may be necessary to translocate individuals to an offsite receptor. However through
enhancement of adjacent KCC land it may be possible to increase the carrying capacity of this area to
absorb the additional numbers.
Previous GCN mitigation areas are present adjacent to the site, on KCC land; these will not be impacted
by the proposed development. If necessary, opportunities exist to enhance other areas of the KCC land to
improve the site for amphibians and reptiles in the future.
Boyer October 2016
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Appendix Two: Illustrative Site Plan SKL-02 Rev D
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Appendix Three: Supporting letter prepared by James Blake
Associates

Our Ref: JBA 15/369/ECO01/MD
18th March 2016
Jonathan Lieberman
Boyer Planning
UK House,
82 Heath Road,
Twickenham,
TW1 4BW.

Dear Jonathan,
Tongs Meadow, Harrietsham: Ecological background
James Blake Associates Ltd. has been involved in the ecological assessment of land at Tongs
Meadow, Harrietsham on behalf of Bovis Homes since 2011. Surveys have been undertaken to
assess the local populations of reptiles, great crested newts, breeding birds and bats. Numerous
bird and bat species were recorded foraging and commuting within the site; however, no confirmed
breeding was recorded. A good population of great crested newts was recorded in the local area
with low number of newts using the onsite ponds. An exceptional population of slow worms and a
good population of common lizards were recorded using the site; individual grass snakes were also
recorded.
The site lies adjacent to Harrietsham Primary School, when the school was built a great crested
newt translocation was undertaken and mitigation included provision of a wildlife area, which lies
adjacent to the northern boundary of the site. There are two ponds within this wildlife area, and
breeding great crested newts were recorded in one of these. Following construction of the school, a
sports pitch was created within the KCC land adjacent to the railway, as part of this proposal, small
receptor areas were created along the railway line to receive any translocated great crested newts,
two enhancement ponds were also created (these were not found to be used by great crested newts
during further surveys).
The original application for the site (14/0208) proposed residential housing to the eastern half of the
site, undertaking a ‘land swap’ with KCC to provide land immediately adjacent to the school for
expansion and provision of a sports field. As part of this application, off-site receptor areas were
secured for great crested newts and reptiles. However, following discussions with Natural England,
it was clear that a mitigation licence would not be granted to allow development of former receptor
sites (areas used as great crested newt receptor areas as part of the sports field creation). This
application was therefore withdrawn in the summer of 2015.
Since the previous application was withdrawn, Bovis Homes has continued pre-application
discussions with the Council and Kent County Council in respect to a residential scheme that makes
provision for future expansion of the Primary School. This scheme excludes the KCC land from the
residential construction area and previous receptor areas would remain unaffected. As part of this
application the ecological mitigation strategy would retain suitable habitat within the site boundary
(existing ponds and their surrounds) to act as a receptor site for great crested newts, there is also
scope to enhance offsite areas (within KCC land) for amphibians including great crested newts.

Given that no former receptor sites will be affected by the proposals and adequate on-site receptor
areas can be provided throughout the construction period, that will be connected habitats and
breeding ponds in the wider area, we consider that a Natural England mitigation licence will be able
to be obtained.
I hope that this sets out the ecological background to the proposed development site and gives the
inspector more information regarding the previous Natural England licensed actions at the site, and
the issues encountered with the original application (14/0208). We consider the new application to
be proportionate and sensitive to the ecological features at the site and consider that an appropriate
mitigation strategy can be agreed that will allow Natural England to issue a mitigation licence.
Yours sincerely
Mary Davies
Head of Ecology
James Blake Associates Ltd.
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Appendix Four: Draft Neighbourhood Plan Policy
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Appendix Five: SHEDLAA Extract (Site HO-156)
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Appendix Six: Sustainability Appraisal Extract

