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Introduction

1.1

2

This Position Statements deals with the identification of Isles Quarry West to the south of Borough
Green as a strategic housing location under Core Policy CP19 and its consequential removal from
the Green belt under Policy Core Policy CP3.2. The Site is also allocated for housing under Policy
H2 in the Development Land Allocations DPD. Since the majority of representations relate to the
principle of identifying the site for development this Position Statement relates to both the Core
Strategy and the Development Land Allocations DPD.
The Borough Council’s Position

2.1

The Borough Council believes that, in terms of PPG2, there is an exceptional justification to
support the release of some of the derelict and despoiled land to the south of Borough Green from
the Green Belt to enable its identification as a strategic housing location and its subsequent
allocation for housing in the Development Land Allocations DPD. This will have the benefit of
helping to meet affordable housing needs in the part of the Borough more remote from the main
urban areas as well as securing the otherwise unachievable full restoration of a former quarry and
extinguishing some of the industrial use rights which could otherwise generate heavy goods traffic
through residential areas.

2.2

The reasons for the identification of the site for housing are set out in paras 6.3.31 to 6.3.34 of the
Core Strategy. The benefits to be achieved as a result of restoring the Quarry are summarised
under para 6.2.6 of the Core Strategy. In terms of affordable housing, the Housing and Market
Needs Study found that about a quarter of affordable housing need came from the Malling Rural
sub-area1. This is confirmed by the fact that some 27% of waiting list registrations come from this
broad area2. On this basis, of the annual Borough-wide affordable housing need of 554 units, some
132 arises in the Malling Rural area.

2.3

A proportion of this identified need can be met in the main urban areas and at the strategic
locations identified under Policy CP16.2. There will be some limited provision in the rural areas
through the operation of the Exception Site Policy (CP20) and some very restricted opportunities
through the redevelopment of sites within the rural settlements identified under Policy CP14 or at
the rural service centres identified under Policy CP13, but in terms of allocated sites there are
none within the rural settlements. There may be some opportunities on windfall sites but these
cannot be relied upon. If there is to be any confidence about delivery in the rural area the Council
needs to specifically identify a site or sites for development.

2.4

In terms of general location, a site at Borough Green is considered to be preferable to other
locations within the rural area for the reasons explained in para 6.3.35 of the Core Strategy.
Concentration on one location is considered to be better than dispersal unless there are particular
local needs that could only be identified through a Parish-based Study and addressed through the
Exception Site Policy. Borough Green is considered to be the most appropriate location because it
is an important local service centre with a good range of shops, services and community facilities
including both a primary and a secondary school, the latter being unique in the rural part of the
Borough. It also has a station with frequent trains to London and to West Malling/Kings Hill and
Maidstone as well as a reasonable bus service. This approach is in line with paras 3 and 8 of
PPS7 3 which confirms that in locating new housing and other development in rural areas priority
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should be afforded to local service centres like Borough Green where employment, housing,
services and other facilities can be provided close together.
2.5

Sequentially, in line with PPS3 4 and PPS7, identifying damaged land for development is
considered to be preferable to a greenfield site. There are a number of former quarries around the
periphery of Borough Green but what distinguishes Isles Quarry West from the others is that,
because of its age, there are no enforceable restoration conditions that can require its full
restoration. This is because, there is in existence a Lawful Use Certificate (see Annex A) which
establishes the continued use of parts of the site for employment purposes without any planning
control over the nature of such uses in terms of hours of operation, noise or other emissions. The
Borough and local Parish Council see considerable environmental benefits in extinguishing these
uses and securing the full restoration of the quarry in association with new development which
itself can bring other benefits to the community.

2.6

Policy H2 in the Development Land Allocations DPD takes forward the identification of the general
location under Core Policy CP19 and allocates part of the site for housing with the remainder being
shown for public open space including the enhancement of the adjacent area of nature
conservation interest. The policy proposes that a master plan be prepared to support any
application for development addressing the way in which the site is to be developed and accessed.
It also deals with the relationship with the remaining employment uses on the higher level ground,
the site of which could be integrated with the residential development on the rest of the site
provided ground levels are lowered.

3

Response to Representations

3.1

Essentially, the representations received fall into two main categories: those, mainly local
residents, who are opposed to the whole principle of development at Borough Green in general
and Isles Quarry in particular, and developers/ landowners mainly with interests in the Borough
Green vicinity which generally accept that Borough Green is the right place for development but
argue that their site is better than Isles Quarry. There is no strategic objection from GOSE or the
County Council and SEERA has confirmed both the Core Strategy and the Development Land
Allocations DPD as being in general conformity with RPG9 and the draft South East Plan.

3.2

The proposal is strongly supported by the Borough Green Parish Council [32.01] which has
identified the need for affordable housing in the area and the potential of Isles Quarry to meet this
need through its own Village Plan5. The two landowners, Hansons [106] and Hornet Engineering
[110], have both indicated their full support for the proposals. Hansons have confirmed that they
consider the proposals to be both viable 6. They accept that, particularly on the basis of the special
reason for the release of the site, it will be necessary to provide 40% affordable housing as well as
the other benefits identified in Policy H2.
(1)

Local residents (Mr Cox [242], Mr Fuller [247], Mr Townsend [304], Mrs Baker [300] and
Mrs Cooper [186]) object to the proposal on the following grounds:
•
•
•

The Green Belt should permanent. There are no exceptional circumstances to justify a
change;
The fact that the land is derelict is not a reason for removing the site from the Green
Belt. The site was only granted permission on the grounds that it would be restored to
its natural state and this requirement should be adhered to;
It would be a huge development out of proportion to the village of Borough Green.
There have been too many houses built in Borough Green in recent years;
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•
•
•
•
•

Questioning the need for affordable housing and why Borough Green should be
selected. If anything is needed it is higher cost housing;
Inadequate road infrastructure due to the extra traffic that could be generated by 200
houses. There is a particularly dangerous junction between the A25 and Quarry Hill
Road;
The capacity of the school, water supply, doctors, dentists and train services is
inadequate.
There is a risk of contamination and land instability building on filled land;
General concerns about the perceived lack of local consultation;

In addition the CPRE [173], whilst not objecting in principle to the proposal, which the
Borough Council considers in itself to be significant, does believe that its development
should be deferred until the long term because of potential landfill gas issues.
The Highways Agency [69.10/11] is concerned about the potential impact of the
development on the trunk road network. They would not wish to see the site developed
unless it is supported by a strong package of sustainable transport measures.
Response: It is fully accepted that the state of the land is not in itself a reason for removing land
from the Green Belt. The exceptional justification that the Council relies on is the need for
affordable housing which is demonstrated by the Housing and Market Needs Assessment. It is
purely a supporting benefit that the redevelopment of the site will also secure the restoration of the
quarry, but it does tip the balance in favour of this site over other sites that have been suggested.
The site was quarried before modern planning restrictions came into force. Such conditions as
there were requiring the restoration of the site have their origins in an Interim Development Order
of 1947 (Ref TP2052). These were subsequently brought forward by virtue of a planning
application Ref TM94/155 which updated the conditions in the IDO permission under the terms of
the Planning and Compensation Act 1991. This permission required the restoration of much of the
former quarry to agriculture and forestry use (see Annex B). Whilst the earth moving has been
completed the aftercare scheme has not been finally agreed by the County Council which is the
planning authority for this minerals application.
At about the same time the Certificate of Lawful Development was granted (Annex A) which
allows certain buildings to remain and certain uses to continue without restriction. This constrains
the amount of further practical restoration that can be achieved. What this means is that effectively,
the quarry will remain much as it is but with perhaps a much more intensive use of the use rights
unless a proactive stance is taken towards redevelopment.
In terms of the relative scale of development, the balance of development and the amount of new
housing development that has taken place over recent years the facts are as follows:
•
•
•
•
•

The net number of new dwellings completed in Borough Green in last 10 years has
been about 70 units;
of which only 8 units were affordable housing;
The percentage change in number of dwellings in Borough Green when Isles Quarry
West is implemented would be 13%;
According to the 2001 census 13% of housing in Borough Green was social rented
accommodation.
The proportion of social rented accommodation in Borough Green assuming Isles
Quarry to be implemented with 40% affordable housing, 70% of which is socially
rented would be 13.8%.

What this means is that the proportional impact on the social balance of the town of the
development of isles Quarry would not be significant.
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Concerns about road traffic are noted. Policy H2 in the Development Land Allocations DPD
requires the preparation of a full Traffic Impact Assessment and the provision of any necessary
mitigation measures including:
•

•
•

the upgrading of the private haul road to adoptable standards [there is now no
enforceable requirement or incentive for the landowner to do this without any new
development on Isles Quarry West. On the contrary the owner could chose to close
the road to the considerable disadvantage to residents living to south of Borough
Green];
contributions towards enhancing public transport;
provision of footpaths and cycleways to link with the existing public rights of way
network and the centre of the village.

The Council would expect to see a full package of sustainable transport initiatives. It is likely that
the development would be accompanied by improvements to the existing network that would
benefit existing as well as residents of the new development.
In this respect it must be recognised that the current level of activity on the site is not the same as
it could be if all of the use rights were to be implemented. The level of potential traffic generation
from the new houses should therefore not be compared with a zero baseline or even the existing
level of traffic. Furthermore, the actual character of traffic would be significantly different from a
residential development and the use of parts of the site for B2 Industrial and a Transport/Haulage
Depot.
In terms of concerns about the capacity of local services and facilities. No objections have been
received from service providers whose services would normally be expected to expand in
response to demand. Policy H2 requires the provision of any necessary contributions towards the
provision of community facilities. The County Education Department has already confirmed that
projected school roles are such that there will be spare capacity in both the primary and secondary
schools. Southern Water has expressed concern that the nearest local sewer to the site has
insufficient capacity. Policy CP26 of the Core Strategy would require the sewer to be upgraded as
an integral part of the development.
In terms of concerns about landfill gas and other site condition problems, Policy H2(g) requires the
investigation and remediation of any land contamination which would include landfill gas. The
Council has no evidence that there is any landfill gas problem on the site that would prevent its
development. In terms of land stability the site has been backfilled with inert hassock. There is not
likely to be any significant land stability, compaction or subsidence problems with such a fill
material, but this will principally be a matter for the Building Regulations. However, in view of the
advice in PPG14 7 the Inspector may consider is helpful to add the words “or land stability
issues” at the end of subsection (g) of Policy H2.
Comments about the alleged lack of consultation are noted but not accepted. Every household in
the Borough received a free copy of the Council newspaper “Here and Now” in September 2005
which included a centre spread about the Preferred Options which specifically identified the
proposals for Isles Quarry West 8. There was manned exhibition for 2 days, including a Saturday,
in the village hall and documents were available in the Library for 8 weeks and on the Council’s
Website. At the Preferred Options stage some 28 people from Borough Green commented on the
proposal. They were all notified at the time of submission
(2)

7
8

Most of the landowner/ developers with land interests in the area believe that it is correct
to identify land on the periphery of Borough Green to meet housing needs of the wider
area but make the following points:

RD1.7 Development on Unstable Land - 1990
RD7.22 “Here and Now” Supplement – Oct/Nov 2005
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•

Croudace [72], which own (or have an option) on a greenfield site in Crouch Lane,
believe the complexity of developing Isles Quarry West is such that it will inhibit the
delivery of affordable housing. They also consider the site to be poorly related to the
built-up area and that alternative peripheral sites should be considered.

•

Hallam Land Management [79], who have an interest in the Safeguarded Land at
Lower Haysden Lane, Tonbridge object to this site as they do most other sites
identified in the LDF. They too believe that it will be difficult to bring forward, and point
out the constraints of the Green Belt, AONB, Green Wedge and SNCI. They likewise
consider it to be a remote and unsustainable location. They suggest it would be a
short-term solution with long term negative effects including loss of employment and
community facilities and an increase in town centre parking and congestion. They
suggest a better solution is to release the Safeguarded Land at Lower Haysden Lane,
Tonbridge.

•

Rydon Homes [134] have made representations that land north of the A25 at Platt
should be considered as an alternative to Isles Quarry West. They argue that there
are no exceptional circumstances to release Isles Quarry West from the Green Belt
since there is no change in circumstances since the Local Plan was adopted. They
also argue that there has been insufficient consideration of alternatives. They suggest
that the use of Isles Quarry is a disproportionate use of a greenfield site.

•

Cemex [190] welcome the identification of Borough Green as a rural service centre
but believe that their site to the north of Borough Green is sequentially a more
sustainable locations for residential development and should therefore be released
from the Green Belt.

•

GLN (Wrotham) Ltd [181] who, it is believed, have an interest in land in the centre of
Wrotham, argue that the visual benefit of removing industry from the site is not an
argument in favour of housing development because the latter would be no more
conspicuous in the wider landscape. They suggest the development of Isles Quarry
would be incompatible with the Special Landscape Area, the Green Wedge, the
AONB and Area of Local Landscape Importance shown in the Local Plan. There is no
need for the development to support local services. It is suggested that it has not been
demonstrated that this is the most sustainable solution for meeting affordable housing
needs.

•

Mr Haward [296] who owns land at Gracelands Park north of Ightham, suggests that
housing development on all or part of his land in exchange for what he claims is an
extant permission for a golf driving range on the site would be more desirable site for
housing than Isles Quarry West ( the Borough Council’s position with regard to the
Golf Driving range is that it is no longer implementable). He acknowledges that the
site is subject to many of the same policy constraints as Isles Quarry West but argues
that it is a more desirable site which is only a little further from the centre of Borough
Green and the station than Isles Quarry West.

Response The inherent merits or otherwise of the alternative sites put forward are dealt with in
their own right in Position Statement No. CS03 dealing with Settlement Strategy and the confines
of rural settlements. Suffice it to say that the arguments about the policy constraints, particularly
Green Belt, apply to virtually all of the other sites suggested. It is suggested that proper
comparative analysis of the constraints and sustainability credentials of Isles Quarry West versus
the alternatives has not been undertaken. This exercise was undertaken as part of the Preferred
Options exercise and the Sustainability Appraisal.
The Table attached at Annex C compares the relative accessibility of these sites. With the
exception of the secondary school all services and facilities are within easy walking distance of the
5

centre of Isles Quarry West. Overall, Borough Green Sandpit is somewhat closer to more facilities,
but this is marginal. The main consideration is that, unlike Isles Quarry, Borough Green Sandpit is
technically a greenfield site in that it is subject to enforceable restoration conditions. All of the other
sites are significantly further from most facilities, even allowing for access to local primary schools.
The distances are such that they are getting beyond a reasonable walking distance which will
encourage car use. Furthermore, walking access from all of these sites would be along the busy
A25 which is not a pleasant or safe experience.
It is suggested that Isles Quarry West is in an unsustainable and remote location poorly related to
the existing built-up area. It is accepted that the site is physically separated from the main built up
area by the road and roundabout, but this does not mean that it is remote from the village or its
services. As Annex C demonstrates It is immediately opposite the Doctors’ Surgery and from the
centre of the site only about 5 or 6 minutes walk (750 metres) from the village centre.
In terms of concerns about landscape impact on the AONB and SLA and the ALLI. It is a fact that
the site is so hidden from view from the surrounding area that housing development at the lower
level will not visually intrude into the wider landscape. If the upper platform is incorporated into the
housing at the lower floor level, as proposed in Policy H2, then this will have further benefits for the
AONB. Landscaping of the proposed amenity area will also enhance the landscape setting of the
site. There will also be tree planting within the residential area where there are no trees at present.
It has not been suggested that removal of the employment uses (other than on the higher platform)
will be of visual benefit to the AONB, it is the wider benefits of removing potential noise and traffic
generation that is being referred to.
The deliverability of the site is questioned due to its alleged complexity. The owners, who have
undertaken quite a lot of preliminary investigation into the feasibility of developing the site in
accordance with the draft LDF Policies have indicated that do not regard the site as being a
particularly complicated site to develop. They are confident that it is a viable proposition, even with
a 40% affordable housing requirement.
It is difficult to demonstrate that it is not needed to support local services, but there is no doubt that
the local shops, etc will benefit from increased trade. Other services will be expected to respond if
there is an increase in demand.
It is suggested that there is no material change in circumstances since the Local Plan was adopted
in 1998. It is suggested that there are a number of material changes in national policy context,
most notably PPG3 (now PPS3), the Parish Council’s Village Plan 9 and the two affordable housing
needs studies that have been carried out since that date that significantly alter the context for
considering the future of this site.
The case against Hallam Land Management’s arguments are set out in Position Statement No
CS02 dealing with Safeguarded Land, and their case against Isles Quarry West has no bearing on
those arguments. Even if 200 houses were not to be provided at Isles Quarry West it does not so
alter the housing land supply picture as to justify the premature release of Safeguarded Land at
Tonbridge. Certainly, the release of land south of Tonbridge is not going to be of any help in
meeting the affordable housing needs of the more remote parts of the Malling Rural Area.

4

Conclusions

4.1

9

The Council is satisfied that there are exceptional circumstances, in terms of the affordable
housing needs of the more remote rural parts of the Borough, to support the release of land from
the Green Belt south of Borough Green and the identification of land at Isles Quarry West for

RD 7.16 Borough Green Parish Plan
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development. This is considered to be a more sustainable option than dispersal amongst the
villages, and as damaged land which will not otherwise be fully restored, this is considered to be
the best option on the periphery of Borough Green. Its development can be accommodated without
adverse impact on the landscape and will bring community benefits in terms of improved public
access and biodiversity management as well as assuring the retention of the access road. It will
need to be accompanied by a package of sustainable transport initiatives to minimise any traffic
impacts and contributions will be required to ensure no adverse impact on community services.
4.2

The proposals in the Core Strategy (Policies CP3.2 and CP19) and the Development Land
Allocations DPD (Policy H2) are considered to be sound and should be confirmed without
alteration, apart from the addition of the words “or land stability issues” at the end of sub-section
(g) of Policy H2 if the Inspector considers this to be helpful.
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ANNEX A
Certificate of Existing Lawful Development
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A larger scale version of this map is available in the Examination Library
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ANNEX B
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A larger scale version of this map is available in the Examination Library
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Comparative Assessment of potential development sites in the Borough Green vicinity

To High
Street
shops

Distances (metres) from centre of sites
To
To
To
To
Station
Primary Secondary surgery
School #
School

Total
Distances

Policy Constraints

Planning Status

Isles Quarry West

750

1000

900

2000

250

4900

Green Belt
AONB, ALLI*

Partly restored, partly
brownfield land with use
rights.

Borough Green
Sand Pit

700

500

700

800

1000

3700

Green Belt
ALLI*

Active quarry with
enforceable restoration
conditions

1300

1300

1400

2300

1100

7400

Green Belt
AONB, ALLI*

Greenfield site with
contested planning
permission for golf centre

1500

1400

250

2300

1750

7200

Green Belt
ALLI*

Greenfield site with
permission for new
school on part of site

Gracelands Park,
Ightham

Rydon Homes’
Site, Platt

* The ALLIs are shown on the Local Plan. Para 6.2.15 in the Core Strategy makes it clear that ALLIs will no longer be shown on the Proposals
Map but the same policy considerations will still apply in respect of Core Policy CP6
The Core Strategy Key Diagram makes it clear that the SLA as shown on the Local Plan will no longer apply in this area.

#

Distances to existing local Primary Schools

Annex C

**
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Borough Green
Secondary School
Borough Green
Sand Pit

N

Rail Station
Primary School
Rydon Homes

Greenlands Park

Shopping Centre

Primary School
Primary School

Isles Quarry

Scale 1: 15000

Doctors Surgery
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