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ISA Site Ref. 66 Broughton House, Benenden 

Address Site Ref. 66  
The site lies to the north of The Street behind the Leybourn Dell former 
council flats development, in the centre of the village of Benenden.   

Site Area Site area given by TWBC as 0.3 hect. 

Description The site comprises a large gently sloping grass field bordered by Ancient 
Woodland at its western end. It is overlooked by Broughton House and a 
handful of other properties.  

MAP 

PHOTOGRAPHS 

Access would be via this gateway    The site seen from the south west 
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 The housing group met the owners of Broughton House, who also own the 
site. They have lived there some 20 years.  They have offered the site on 
the basis they would wish to see a few dwellings suitable for single people 
or couples downsizing or as retirement homes.  
They thought bungalows might be suitable as with the ground sloping 
away they would retain their views to the north.  
They had in mind 4-5 well-designed properties with c ¼ acre gardens.  

Planning policy Outside the Limits to Built Development.  
Under TWBC planning policy the site would support a higher density of 
development .    

SHLAA / HELAA 
status 

Not allocated in the TWBC Local Plan (2019)   

Opportunities The site presents an opportunity to provide a few  well-designed, high 
spec dwellings within walking distance of the village centre in a secluded 
location which should not be too detrimental to the immediate landscape.   
Elderly residents make up 22% of the population of Benenden and 
opportunities to downsize in the village itself are limited. This 
development would meet a demonstrable housing need. 
Usefully there is an existing access via Leybourne Dell at the cul-de-sac end 
of which lies a farm gate giving access to the site. 

Constraints AONB, however this modest site has strong boundaries on three sides and 
is well screened   
Adjacent to the LBD 
Adjacent to the Conservation Area 
The Ancient Woodland bordering the western end of the site would need 
to be retained and protected with a buffer zone. 
The existing access via Leybourne Dell is narrow in places (between 
Kennedy and Churchill Houses).  
Anything more than a small development would increase traffic flow in 
Leybourne Dell which would be undesirable given that it is a relatively 
quiet environment with pedestrians and children playing.  
Potential purchasers of houses on the site might be put off by the 
approach through a former council housing estate  (now Housing 
Association) not now in the best state of repair.  
Surface water and sewage drainage may prove a challenge as has been the 
case in the Walkhurst Road development  

Assessment 
conclusions 

Site is suitable (Y ) for modest development. 
Site is available ( Y )  
Site is achievable (Y) subject to safe vehicle access and 

suitable drainage.  
Conclusions This is an achieveable project which fits in well with the NDPs stated aim 

to provide houses in the village for people who want to downsize. The site 
appears suitable for modest development, as outlined above, particularly 
for a few high-quality, low-rise dwellings with gardens. If these were 
indeed aimed at retirees this would be fulfilling a housing need expressed 
in the Benenden Housing Needs Survey 2015 and expressed again in the 
public consultations at the commencement of the Benenden NDP. 
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ISA Site Ref 158 Greenacres/The Orchard Site 

Address Site ref. 158  
The site lies parallel to the north side of of The Street in Benenden village 
centre. The central/southern section of the site abuts the Limits to Built 
development. The site  stretches from New Pond Road round to Greenacres 
bungalow and the residential development situated north of the LBD (see 
Policy section below) off Walkhurst Road.   

Site Area The total site area originally submitted is 5.8 hectares. It has been suggested 
that part of the site, the pear orchard to the east, might be excluded from the 
site. In this instance the total site area would be about 4 hectares. 

Description The site submitted is in two ownerships  and comprises three distinct parcels. 
To the west a rectangular meadow abutting New Pond Road,  the central part 
given over to grassland, gently sloping at its southern end but steeply sloping 
towards a gill at the northern end, and the  eastern part of the site which is 
currently a pear orchard. The only access to the site  would appear to be from 
New Pond Road. This part of the road is outside the 30mph speed limit, is 
straight, and traffic travels relatively fast. Any planning application Traffic 
Impact Study will need to address reducing the traffic speed and also how 
pedestrian access to the site is achieved. 

There is an assurance that pedestrian access from the southern edge of the site 
directly into the centre of the village  can be achieved, however, should 
pedestrians have to depend on a walking route via New Pond Road to access 
the village centre this would significantly reduce the sustainability credential of 
the site.   
Accidents at the Benenden crossroads a further 200 metres along New Pond 
road indicate that traffic calming measures would be a necessary part of the 
development and therefore any development proposal would be expected to 
include, within its Traffic Impact Study, proposals to seek to improve the safety 
of the junction.   
The Conservation Area lies along the southern boundary of the site separated 
from it by a narrow strip of more recent development. The Historic Park at 
Benenden School, the other side of New Pond Road, and the setting of a 
number of Listed Buildings are also relevant. The whole of the site lies within 
the AONB and is bounded by Ancient Woodland on its northern side. 
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Submitted site outlined in red 

Access point from New Pond Road 
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View looking north over the site to the ancient woodland 
 
 
 

Amount of 
development 

The combined ownership site has a total area of about 4 hectares if the pear 
orchard is excluded (TWBC figure). However, taking account of the buffer zone 
necessary for the Ancient Woodland, the steep slope of parts of the site and 
other important environmental features the ‘developable area’ is estimated to 
be 68% of this figure, taking the Feoffee Cottages site as a benchmark. In 
addition any scheme  should  enhance and protect the setting of the 
Conservation Area which is close to the southern boundary of the site. This may 
be in the form of a ‘green’ buffer zone with plantings of native trees and 
shrubs, which would offer some protection of the amenity of existing houses 
which border the site to the south. A further 0.3 hectares has been allowed to 
serve this purpose. Thus, the assessed site potential ‘developable area’ is 3.6 
hectares.  
 
Taking into account the housing density of the adjacent Conservation Area and 
and built development areas, and housing densities of recent permissions in 
Benenden (Rydon Homes/Wedgewood Homes) and Cranbrook (Crane Valley) 
which have yielded 12 – 17 dwellings per hectare, it is considered that if this 
site were to be developed it should be at an average density of 12.5 dwellings 
per hectare to maintain the character and distinctiveness of the village centre.  
Development density could be higher at the New Pond Road end of the site as 
this is shielded from the conservation area.  
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Planning 
policy 

 
The site is within the AONB with the highest of protection in terms of 
conserving landscape and scenic beauty, major development should be refused 
except in exceptional circumstances. Any development should conserve and 
enhance the landscape and scenic beauty, wildlife and cultural life of the AONB; 
major development would need to satisfy and the requirements of NPPF para 
172 
There is also a need to consider the setting of the  Conservation Area, Historic 
Parkland and Listed Buildings . 
Ancient Woodland will need a protective buffer of at least 15m. 
Pedestrian access will need to be negotiated 

SHELAA / 
HELAA status 

No information is available from TWBC on their assessed status of the site. 

Opportunitie
s 

Development on this  site could offer the opportunity for a sensitively designed 
scheme that could potentially be integrated into the existing village centre. 
However, it is considered that too much development on this site would be 
very detrimental to the distinctive character and setting of the  village and 
harmful to the AONB landscape. Furthermore, as the village  consists of only 
250 houses the scale of any development should be restricted to avoid 
overwhelming the scale and facilities of the existing settlement and the 
promotion of community cohesion. 
Close to village amenities 

14



Development could contribute towards traffic calming measures for New Pond 
Road and the crossroads. 
New pedestrian links into the village 

Constraints  The site is within the AONB with the highest of protection in terms of 
conserving landscape and scenic beauty.  
Impact on the conservation area and setting of heritage assets.   
There is also a constraint imposed on the northern part of the site by its steeply 
sloping nature down to the Ancient Woodland. 
Speed of traffic on New Pond Road making access dangerous and increased 
traffic contributing to the hazardous crossroads in Benenden 
Presence of main drain across part of the site 
 

Assessment 
conclusions 

Site is suitable (Y/N) for a modest development 
Site is available (Y/N) but will require the agreement of 

the two separate owners. Vehicle access 
to the eastern part of the site can only 
be achieved via the western part of the 
site abutting New Pond Road though 
there is pedestrian access. 

Site is achievable See above and also the question mark 
over including the commercial pear 
orchard within the site. (Y/N)  

Conclusions The sustainability credentials of this site are high but there are constraints and 
deliverability may not be straightforward with two owners involved. It is 
considered, however, that though this is a sustainable site, the harmful impact 
on the AONB and the Conservation Area weigh against it particularly as there 
are a number of brownfield sites in the Call for Sites which could be utilised 
Should the Parish decide to pursue a policy of smaller scattered sites, it might 
be advantageous to consider developing only the smaller, western part of the 
site nearest New Pond Road, with containment to control any proposals for an 
easterly expansion at a future date. 
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ISA Site  Ref. 277 Land adjacent to Feoffee Cottages 

Address Site Ref. 277  
Walkhurst Road, Benenden TN17 4DR 
Land to the east of Walkhurst Road and adjacent to the grade II listed Feoffee 
Cottages. Bordered to the south by Rothermere Close. 
 
 
 
 
 
 

Site Area Total site area as submitted 1.46 hectares 
 

Description The site (outlined in red below) is currently grazing/meadowland which slopes 
steeply to its southern extremity. There is a small agricultural building on the 
northern boundary of the site. The site is just north of the of Rothermere 
Close/Harmsworth Court and the Conservation Area, and is contained between 
the houses in Rothermere Close and the Grade II listed Feoffee Cottages, the 
latter owned by the Benenden Almshouse Charities.  

Walkhurst Road, from which access would be obtained, is a narrow country 
lane with no footways and used as a ‘cut through’ between Benenden village 
centre and Goddards Green Road / East End.  

The south-eastern part of the site is bordered by Workhouse Gill which is 
Ancient Woodland and also contains a pond. The southern corner of the site 
provides rural views from Harmsworth Court to its west. It is intended by the 
Almshouse Charities to preserve these views as much as possible and 
consequently only the more northerly part of the site is proposed for 
development. 

Benenden Almshouse Charities (Registered Office: The Rectory, The Green 
Benenden TN17 4DL) 
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Looking into the site from Walkhurst Road 
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Looking north towards Feoffee Cottages 

 

 

Amount of 
development 

The developer is the Benenden Almshouse Charities which plans to construct 
22-25 dwellings on the northern part of this 1.46 hectare site. The reason for 
using only the northern part of the site is explained above and is accepted. 12-
14 of the dwellings would be built in accordance with the existing almshouse 
principle and a further 12-13 dwellings would be ‘market housing’ to support 
the almshouse delivery of ‘affordable housing’. The lower part of the site 
would be left as grazing on the steep bank.  
Whilst the prerogative of the site owners is to deliver whatever number of 
house they consider appropriate, nonetheless the TWBC Planning Department 
have suggested that there is the potential to include more housing on the 
southern part of the site, whilst still meeting conservation requirements, and 
they suggest that 30 dwellings would be possible. Clearly this debate will 
continue between the two parties, but it is useful to note that with a full 30 
dwellings on the site the developable area has been accepted as only 68% 
when allowing for natural features, ancient woodland etc. This is likely to be 
typical of other sites in the Benenden area in this undulating and ancient 
landscape.  
It is the aim of the NDP to preserve the character of the ancient village of 
Benenden and as such would regard the figure of 30dph as too high to be in 
keeping. 
 

Planning 
policy 

The site is within the AONB with the highest of protection in terms of 
conserving landscape and scenic beauty, major development should be refused 
except in exceptional circumstances. Any development should conserve and 
enhance the landscape and scenic beauty, wildlife and cultural life of the 
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AONB; major development would need to satisfy and the requirements of NPPF 
para 172 
The site is included in the newly re-drawn Limits to Built Development and 
close to the Conservation Area boundary. From all these points of view any 
development on this site should seek to enhance the local setting and achieve 
satisfactory containment within the Benenden built area.   
The Traffic Impact Study for the site development would need to consider safe 
pedestrian access to the site. 
 

SHELAA / 
HELAA status 

Allocated site in TWBC Local Plan 2019 
TWBCs positive response in the Pre Application process has been to encourage 
the Benenden Almshouse Charity to develop 25 dwellings with a higher 
proportion of almshouse/low-cost housing exempt from Right to Buy 

Opportunitie
s 

There is an opportunity here to develop a group of houses along Walkhurst 
Road with a gradation from the low density Conservation Area to essentially 
scattered and rural development further along Walkhurst Road, but within easy 
access of the core village amenities and all services. Safe pedestrian access 
would, however, need to be provided and land could be provided by the 
Charity for this purpose.  

Constraints The constraints to development on this site are the principle of developing in 
the AONB and the steeply sloping southern section. 
Relationship with the setting of a Listed Building (Feoffe Cottages) and the form 
and cluster of established and historic Heritage development 
 

Assessment 
conclusions 

Site is suitable (Y/N 
Site is available (Y/N) 
Site is achievable (Y/N) 

Conclusions It is considered that this site has the potential to accommodate 25 dwellings. 
Within this total development there is the opportunity to provide 14 
‘affordable housing’ dwellings in accordance with the parish’s existing 
almshouse principle. The Benenden Almshouse Charity already owns 9 very 
small one bedroom almshouse flatlets or terraced cottages on two parish sites 
and is in need of major refurbishment/modernisation. As almshouses are 
exempt from the Right to Buy legislation and are occupied only by those with a 
parish connection under licences to occupy, the development provides an 
enduring stock of low cost housing for licencees. Further, the charity does not 
have a lower age limit restriction.  
Given this site’s proximity to a grade II listed building, position in the AONB and 
proximity to the Conservation Area, the  Housing Group is  backing this scheme 
only on the basis that it will provide affordable housing for local families in 
perpetuity. 
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ISA Site Ref 289 Babbs Lane  

Address Site 289 
Babbs Lane, Iden Green 
Located down a narrow country lane, Babbs Lane, between Benenden and Iden 
Green 

Site Area Given by TWBC as 5.85 hect. 
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View looking north east across the site towards Parsonage Wood 

Description A slightly sloping, open and roughly triangular site. This land is west of Babbs 
Lane and bordered on the other two sides by the two branches of Nineveh Lane. 
It is currently well-maintained grazing land. 

Development is currently proposed only in the north-eastern part of the site but 
there there are no natural boundaries to prevent development spreading to the 
rest of the site. 

It is accessed from/onto the more northerly branch of Nineveh Lane which is a 
small, mostly single track, country lane currently used by the few drivers going to 
Great Nineveh and ill-suited to greater volumes of traffic. There is also a gateway 
giving onto the field from the southerly ‘arm’ of Nineveh Lane. 

The southern branch of Nineveh Lane comprises part of cycle route 18. 
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The southern branch of Nineveh Lane 
 
The site is bordered on the south side of Nineveh Lane by Ancient Woodland and 
crossed from north to south by a public footpath (WC317). There are also seven 
listed buildings to the south and east of the site whose setting would be impacted 
by development on the site. The site is overlooked by the parish’s only SSSI, 
Parsonage Wood, on the hill to the west of Babbs Lane from where any 
development would be plainly visible in an otherwise largely undeveloped 
landscape. The site is beneath and sloping away from the ridge on which 
Parsonage Wood sits. Views to the west from Parsonage Wood, which is also a 
popular local amenity as it contains two footpaths (WC311 and WC312), would be 
impacted by development on this site. 
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Describe 
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Amount of 
development 

There have been a number of schemes proposed for the site including one for 18-
30 eco-homes, a similar but reduced  scheme, and more recently a proposal for 12 
self-build houses for the use of agricultural and rural crafts-people. This would 
then be increased to 24 houses, all of them at the north-eastern end of the site, 
as and when the initial units were built and occupied. There was no guarantee 
that the scheme would not be expanded further to occupy part or all of the rest 
of the site. They would have access to land for gardens/vegetable growing and 
possible small-holdings. It would be ecologically self-supporting with reed-bed 
drainage and grass roofs. 

Planning 
policy 

Rural site outside LBD. The site is within the AONB with the highest of protection 
in terms of conserving landscape and scenic beauty.  
 
Development on this site would adversely affect the character and appearance of 
the AONB given the high visibility of the site from publicly accessible vantage 
points on the Parsonage Wood ridge. It is not a sustainable location which is a 
considerable distance from any amenities (Benenden village). 
 

SHLAA / 
HELAA status 

Not allocated in the TWBC Local Plan 2019 
 

Opportunities The site promoters have pointed to  opportunities in the form of innovative 
design and self-build, but there are many constraints, not least of which is its 
sensitive location in the heart of the AONB 

Constraints AONB 
Footpath across site 
Poor road access 
Impact on Cycle Route 18 
Outside the LBD 
Adjacent to SSSI and listed buildings (including one grade II*) 
Viable agricultural land 
Lack of facilities/utilities 

Assessment 
conclusions 

Site is suitable (Y/N) 
Site is available (Y/N) 
Site is achievable (Y/N) 

Scoring The site is at the bottom of the lowest quartile in the assessments and therefore 
one of the least suitable for development 
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Conclusions Although the proposals for self-build and rural craft live-work may be attractive , , 
this remote rural site so close to an SSSI could lead to an extensive spread of 
severe impacts in a highly visible part of the AONB landscape.  Site access is poor 
and could impact on a preferred cycle route. This is coupled with the lack of 
access to any amenities and doubtful deliverability.   
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ISA Site Ref. 295  Wandle Mill, Iden Green 

Address Site 295  
Mill Street, Iden Green 
Land adjacent to Wandle Mill Studios, Mill Street, Iden Green 
 

Site Area 0.19 hectares (0.47 acres) 
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Description The site is north of Wandle Mill on the west side of Mill Street. Historically, the former mill and attached 
buildings constituted a small commercial area. The site sits in a dip and well screened by mature trees.  
 
The site is a small rural site currently occupied in part by temporary sheds and may, in part at least, be 
regarded  as previously developed land. 
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Amount of 
development 

The current wooden sheds and polytunnel are set back from the road with a parking area in front of them 
on the east (road) side of the site. The landowner is suggesting building on a similar footprint. At a meeting 
with the landowner it was suggested he is considering 4-5 properties built as a terrace. The landowner is 
also sympathetically inclined to the idea of building the houses as work/live units with studios or 
workshops behind the houses. He anticipates selling on one of the houses and the rest would be low-cost 
rental. This is in keeping with current practise in his adjacent properties. 
 

Planning 
policy 

The site is within the AONB with the highest of protection in terms of conserving landscape and scenic 
beauty, major development should be refused except in exceptional circumstances. Any development 
should conserve and enhance the landscape and scenic beauty, wildlife and cultural life of the AONB. 
 
Part of a small cluster of semi-industrial development round the  Grade II listed Wandle Mill; outside of a 
designated LBD  
Heritage and design policies – setting of the Listed Buildings and collection of buildings around the Mill 
 

SHLAA / 
HELAA status 

Site not allocated in the TWBC Local Plan 2019 

Opportunities Good small site for residential/ homeworking/small business use. 
Access onto Mill Street is good, though traffic is travelling fast at this point. 
Subject to detailed assessment, at least partly previously developed land 
Work/live units could contribute to local business economy 

Constraints AONB conservation and enhancement required 
Relationship with the setting of the Listed Buildings (Wandle Mill and  Watermill House) and form and 
cluster of established and historic Heritage development 
Would not be appropriate for anything other than a very small scale development 
Speed of traffic on Mill Street 
Distance from local amenities,  
 
  

Assessment 
conclusions 

Site is suitable (Y/N)  Yes 
Site is available (Y/N)  Yes 
Site is achievable (Y/N)  Yes 
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Conclusions Remote from village centre and in the AONB. A small site with good road access being suitable, available 
and viable for a small housing development but, given the distance from local amenities, may be more 
suitable for work/live units or business use.  
 
The site doesn’t score highly but could be strongly considered as a potential site because of the intention of 
the landowner to provide work/live units and therefore to increase employment in the parish. Should the 
adjacent Turks Yard/Little Weavers site (LS21) become a more significant light industrial /office/ business 
space then it would be interesting to suggest creating a business ‘hub’ in this part of Iden Green 
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Site 397 Standen Street, Iden Green, Benenden 

Address Site 397 
Pheasant Lodge, Standen Street, Iden Green  
The flat, roughly square site is currently garden with a bungalow occupying the centre of the site. 

Site Area 1.62 hectares  (4.0 acres) 

Description The site is reached via Standen Street, a narrow, winding rural lane which is bordered by orchards and a 
scattering of houses, several of them current or former farmhouses, or their buildings, and two of which 
are grade II listed.  Remote from Iden Green and Benenden. The site is a level, mostly grassed site, 
currently occupied by one bungalow. 
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Amount of 
development 

Outside of the built-up area the residential curtilage is  technically classed as ‘previously developed land’, 
and the plot is physically  capable of accommodating a considerable number of dwellings. However,  the 
very rural nature of the location of this site, together with its poor access via a narrow lane and 
dangerous crossroads at Iden Green renders it unsuitable for development. 
 
 

Planning 
policy 

Within the AONB with the highest of protection in terms of conserving landscape and scenic beauty, 
major development should be refused except in exceptional circumstances.  
 

SHLAA / 
HELAA status 

Not allocated in the TWBC Local Plan 2019 

Opportunities Small scale development of a higher value house in keeping with its rural setting.  
 

Constraints Narrow lane and very dangerous crossroads at Iden Green giving access to Standen Street. 
Unsustainable  because of distance from amenities, poor utilities (broadband/mobile coverage) 
Large scale development of this site would not be appropriate in this rural location. 
Adjacent to  2 grade II and 1 grade II* buildings 

Assessment 
conclusions 

Site is suitable (Y/N)  Yes for single 
replacement dwelling 

Site is available (Y/N)  Yes 
Site is achievable (Y/N)  As above 
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Conclusions An attractive, level site but suitable and viable for very limited development only.  Its very rural location 
in the heart of the AONB, the poor access and potential contribution of more traffic to the hazardous 
Iden Green crossroads mitigate against development on this site. 
 
Impact on the setting of the historic farmstead Listed Buildings and the characteristics of the AONB will 
be constraining factors  
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Site 425 Mockbeggar Lane  

Address Site 425 
Mockbeggar Lane, East End 

Site Area 1.02 hectare 
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Description A relatively flat squarish field currently used for grazing. The field is bordered by 
hedging and on the north and east boundaries by large, mature oak trees and to 
the east gives on to further grass fields. The southern boundary is defined by a 
property and its garden and on the west by Mockbeggar Lane. 
Access to the site would be from Mockbeggar Lane. 
It marks the eastern edge of the settlement of East End 

Amount of 
development 

Given the development planned or anticipated for the 2 adjoining sites, any 
development on this greenfield site would be seen as overwhelming the existing 
settlement, extending it eastwards when it would be preferable to consolidate 
development on the previously developed Hospital land. East End in any case has 
very few facilities, low employment prospects and poor transport links.  

This site would be better retained as a natural ‘border’ to East End. 
Planning 
policy 

Outside the AONB 

SHLAA / 
HELAA status 

Not allocated in the TWBC Local Plan 2019 

Opportunities Adjacent to Benenden Hospital campus, however substantial PDL sites exist that 
are more compact to the area of urbainisation  

Constraints Greenfield site  
No facilities in East End (no shop/school) 
Poor public transport (bus twice weekly) 
Mockbeggar Lane is a narrow country lane
Few  employment opportunities except at Hospital 
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Assessment 
conclusions 

Site is suitable (Y/N) No 
Site is available (Y/N) Yes 
Site is achievable (Y/N) No 

Conclusions The absolute scale of development appropriate at East End is a question to be 
settled. Taken in locational context of East End, this is the least preferable of the 
available sites. The site is outside the AONB and has a good position on the 
highway. However, there is substantial net housing growth potential on two 
other PDL sites at East End (424 South east) and LS41. Both are preferable in 
terms of NPPF principles over this site: a) this is a greenfield site and b) would be 
a further incursion into the open countryside rather than a consolidation within 
established limits.  
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Site 437 East, Iden Green 

Address Site 437 (east) part of a much larger proposed site, which also includes 437 South 
and 437 West (see separate SHELAAs) 
A rural site bordering the Iden Green Conservation Area, set back from Standen 
Street and Mill Street 

Site Area Total acreage of three sites 61.43 acres (24.87 hectares)  
Acreage of 437 East estimated as approx. 10 hectares 

Description 437 East lies to the east of the Iden Green crossroads & south and east of the Iden 
Green settlement. The land is currently mostly farmed as an apple orchards, with 
some coppiced woodland to the east of the site, with access by way of a narrow 
farm track leading off Iden Green Road very close to the crossroads.  While the 
land abutting Iden Green is relatively flat it then falls steeply away into a valley 
before rising sharply again to the south where it borders Woodcock Lane. 
Bordered to the east by Ancient Woodland. 
The main sewage treatment plant serving the village adjoins the eastern 
boundary. 
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Amount of 
development 

Not known 

Planning 
policy 

The site is within the AONB with the highest of protection in terms of conserving 
landscape and scenic beauty, major development should be refused except in 
exceptional circumstances.  
Proximity to the Conservation Area 

SHLAA / 
HELAA status 

Not allocated in the TWBC Local Plan 2019 

Opportunities Adjacent to the settlement of Iden Green 

Constraints AONB with the highest protection as set out in he NPPF  
Bordered by Ancient Woodland 
Outside the LBD 
Proximity to/impact on the Conservation Area 
Good quality viable agricultural land 
Part of the site is steeply sloping 
Access in close proximity to the hazardous Iden Green crossroads. Any alternative 
access from Standen Stret would contribute increased traffic at the crossroads 
It adjoins the sewage works which can give off smells which may be regarded as 
unacceptable when set alongside residential housing. A main sewer currently 
installed above ground leading to the sewage plant bi-sects the site East/West. 
The service road to the adjoining sewage treatment plant lies against the eastern 
boundary but is outside the present curtilage of the site.  
The northern part of the site has public footpaths/rights of way no. 333 and 335 
which transverse it 
Distance from amenities/public transport (in Benenden) reduce the sustainability 
of the site 

Assessment 
conclusions 

Site is suitable (Y/N)    No 
Site is available (Y/N)    Yes 
Site is achievable (Y/N)    No 
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Scoring Site ranked … 
 

Conclusions A large site mainly unsuitable for building development due to its undulating 
topography, steep gulley and poor access. Although it is adjacent to the 
settlement of Iden Green there are few facilities/amenities which reduce its 
sustainability. Parts of the site might be appropriate for small scale development 
but the significant problems of access and the Iden Green crossroads would seem 
to mitigate against it being put forward.  
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Site LS8 South of Chapel Lane, Iden Green 

Address Site LS8  
Iden Green Road/Chapel Lane, Iden Green 
The site lies to the south of Chapel Lane and is adjacent to the village green and 
recreation area in Iden Green.  It is within the Conservation Area and outside the 
old Limits to Built Development (now scapped). 

Site Area The total site area is around 0.8 hectare. 

Description The site submitted is a greenfield site, a small area of grazing land accessed by a 
small farm gate from Iden Green Road, about 120 metres from the Iden Green 
crossroads. It is behind the Congregational church on Iden Green Road, also 
known as Mr Noah’s Nursery School, and behind cottages built along Iden Green 
Road. The site has been used for haymaking and has a small pond on the 
recreation area side, important for wildlife. The whole of the site lies within the 
AONB. 
 

Site LS8 

Submitted site outlined in red, current boundaries 2018 
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1991 boundaries 
Amount of 
development 

Not known.  
A previous proposed development (1991) on this site was refused as being 
detrimental to the Conservation Area and on highway and infrastructure 
grounds.   

Planning 
policy 

The site is in the AONB  and thus has

 
SHELAA / 
HELAA status 

The site has not been allocated in the TWBC Local Plan 2019 

Opportunities The site is within the Iden Green community with potential access directly onto 
Iden Green Road. Only a small, sensitively designed development might be 
considered for this site, though it could be more appropriate to allocate more 
land behind the Congregational Church for use by Mr Noah’s Nursery School to 
provide an outdoor play area for the children. 

Constraints The key constraints for this site: 
Location within the AONB, and within the Conservation Area 
Increased traffic through the hazardous Iden Green crossroads.  
Traffic emerging from Oakfield Cottages, opposite the current access, potential 
traffic hazard 
Nursery School traffic/parking on Iden Green Road.  
The site is at a higher level than the cottages and land along Chapel Lane 
Agricultural land containing a pond for wildlife 

Assessment 
conclusions 

Site is suitable No 
Site is available Yes 
Site is achievable No 
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Conclusions The site could provide an opportunity for a small development however it is 
outside limits to built development and adjacent to a conservation area. With 
the exception of the Nursery School, Iden Green has no amenities, and although 
there is a footpath to Benenden it is considered that most residents would drive 
necessitating more off street parking.  
Any development should strive to maintain the character and distinctiveness of 
the village and landscape and scenic setting within the AONB.  
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Site LS18 Pullington Farm  

Address Site LS18  
Pullington Farm, Benenden Road, Benenden 
 

Site Area Not given by TWBC  but estimated as circa .75 hect. 
 

 
Description A flat, roughly triangular site. This land is south of the B2086 Benenden Road and 

is currently rough, uncultivated ground with an aggregate track running through 
it.  There are what appear to be a couple of partly ruined breezeblock 
barns/garages/stores on the site although no indication that this other than 
agricultural use. 
 
It is accessed directly from/onto the road and given the speed of cars at that point 
(50mph) access might be hazardous, particularly when turning right towards 
Rolvenden as there is a blind bend on your left when exiting the site. 
 
The site is located on the ridge with extensive views to the south. As a result any 
development would be visible from a considerable distance away. It is bordered 
to the west by a large pond surrounded by mature oak trees (not included in the 
site), the public footpath and and by a private track to Iden Green. Along the road 
frontage there is a mature hedge. 
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Amount of 
development 

Not Known 

Planning 
policy 

The site is outside the Limits to Built Development and the Conservation Area.  
The site is within the AONB and consequently great weight should be accorded to 
conserving the landscape and scenic beauty, the presumption in favour of 
sustainable development does not apply.  
 
Development on this site would adversely affect the AONB given the high visibility 
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of the site on the ridge. Any development on the site could impact the setting of 
the Conservation Area as well as compromising the currently rural eastern 
approach to the village and would be at variance with observations made in the 
Benenden and Iden Green Conservation Areas Appraisal report published by 
TWBC in April 2005. Any development on this site would, in effect, be ribbon 
development and better sites are available closer to village amenities. 
 

SHLAA / 
HELAA status 

Not allocated in the TWBC Local Plan 2019 
 

Opportunitie
s 

Little opportunity for development due to constraints, although there are some 
existing derelict agricultural buildings on the site 

Constraints AONB 
Not adjacent to LBD 
On ridge – distant views 
Distance from village amenities 
No roadside footpath: the busy main road has very narrow verges on this 
hazardous section of the B2086 

Assessment 
conclusions 

Site is suitable (Y/N) 
Site is available (Y/N) 
Site is achievable (Y/N) 

Scoring The site is in the fourth quartile of the ranking and is thus one of the less suitable 
sites. 

Conclusions This is a dominant site in the AONB and because of its landscape, scenic beauty 
and environmental impacts together with the hazardous access, is not considered 
suitable for residential development. 
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LATE SITE 21 - Little Weavers, Iden Green 

Address Little Weavers, Iden Green, Benenden TN17 4HH 

Site Area Not declared by TWBC, estimated as approximately 2 hectares 

Description The Site lies at the Southern end of Iden Green, at the edge of the main 
residential community. It has been submitted as a ‘late site’. The land is 
already partly developed for light industry and as such qualifies as 
brownfield or previously developed land. It comprises a large area of 
hardstanding with large warehouse/agricultural buildings mostly at its west 
end with cars and lorries parked at the east end. It is entered through a 
private road which is also used to access a small number of residential 
properties. It is presently an important area for local employment.  
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Amount of 
development 

A large part of the submitted site has already been developed for light 
industrial/business use. 

Planning policy This is a rural site outside LBD, and the site is fully within the AONB and 
consequently great weight should be accorded to conserving the landscape 
and scenic beauty; the presumption in favour of sustainable development 
does not apply.  
The would however be preference for redevelopment of PDL over a green 
field site.  

SHLAA / HELAA 
status 

Not allocated in the TWBC Local Plan 2019 

Opportunities As the site is already developed, the impact on the community would be less 
than other sites being considered. Strong consideration should be given to 
whether the site should be targeted in the NDP to provide further 
employment opportunities.  The NDP Business Group have suggested this 
site be considered for more light industry / work from home units. 
 
 

Constraints There are very few sites within the community that offer localised 
employment. Housing development on this site would have a detrimental 
impact on a number of jobs. 
The site appears to be fully occupied by trading businesses 
AONB 
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Views – the view from the access to Turks Yard will be protected in the 
Benenden NDP  and thus the suggested access to the site should be 
restricted to the current access road and not expanded southwards as in the 
site submission 
Access to Mill Street is hazardous because of the lack of clear sightlines and 
the speed of oncoming traffic 

Assessment 
conclusions 

Site is suitable (Y/N) Y 
Site is available (Y/N) Y 
Site is achievable (Y/N) Y 

Conclusions On the face of it the impact of developing this area for residential use could 
be seen as less than other greenfield sites due to the level of existing 
development, but there is a much larger issue with changing the use of this 
land. This site  offers well established employment opportunities for a 
number of people within the local area and if it were to be used for housing 
this would reduce job opportunities in the area. There are no known 
alternative employment sites to relocate businesses to in the Parish. 
It is considered that the best use of this brownfield site would be to further 
improve the zone with new office and light industrial buildings for increased 
employment and business opportunities. 
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ISA Site TWBC 437 South  

Address Adjacent Iden Green - Part of 3 proposed sites: 
437 West 
437 East 
437 South 

Site Area Total acreage of three sites 61.43 acres (24.87 hectares) 
Acreage of 437 South approx -  
 

Description 437 South  is the smallest part of a much larger parcel of land which was 
submitted as part of the neighbourhood plan and has been split up into 3 to 
help with appraisal.  lies on the south east edge of Iden Green. This is 
accessed down a narrow country road but is situated with 2 sides with access 
on to these narrow country roads. The site is flat and is in a country location 
on the edge of the present community   
 
It is presently being farmed as an orchard. 
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Amount of 
development 

Unsuitable for large scale development 

Planning policy AONB 

SHLAA / HELAA 
status 

 

Opportunities A small plot with good tapography, and limited impact of neighbours. 

Constraints The narrow country roads accesses the slightly busier Iden Green Road / Mill 
Street and has a poor line of site from the direction running from South to 
North. Even Though there is good access potential to the country roads the 
road would be unable to sustain much additional traffic. The location outside 
of the community means no safe pedestrian access / no public transport. 

Assessment 
conclusions 

Site is suitable (Y/N) N 
Site is available (Y/N) Y 
Site is achievable (Y/N) N 

Scoring site was rated 9 out 14.  

Conclusions The site’s rural location means that any development over a few houses 
would not be recommended and the road access is not suitable. 
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Sites LS19 and 20 adjacent Glebe Field and Beacon Field 

Address LS 19 and LS20 
Two adjacent fields on the ridge south of Diocesan Land (the Glebe) leased to 
the Primary School by Canterbury Diocese for 100 years, and south of site for 
New Primary School 

Site Area Possibly around 2.75 hectares for the two sites. 

Description Two adjacent gently sloping fields, currently used for grazing, which 
command dramatic views south towards Rye. This land is south of the east-
west axial ridge, on which Benenden is sited, south of the Glebe field, 
currently used as a playing field by the Primary School, and south of the 
beacon field where the New Primary school development is being built. The 
new Primary School development is to the north of the ridge. The sites have 
been both cultivated and pastoral land recently. There is no apparent 
vehicular access to either of the sites in the submission and how the sites are 
to be accessed from Rolvenden Road is unclear. 

Amount of 
development 

Not Known 

Planning policy Outside the Limits to Built Development and the Conservation Area 

Views – the view south from the footpath no. 325 which runs along the top 
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of Site LS 20 will be protected in the Benenden NDP 
Any development of this (south) side of the ridge would have an adverse 
impact on the view north from Iden Green/Iden Green Road and, indeed, be 
visibly from a considerable distance away. 
Impact on the southern and eastern approaches to the village which would 
be at variance with observations made in the Benenden and Iden Green 
Conservation Areas Appraisal report published by TWBC in April 2005 
Traffic concerns if road access was achieved onto Rolvenden Road in 
proximity to the access to the Primary School 
 

SHLAA/HELAA 
status 

Not allocated in the TWBC Local Plan 2019 

Opportunities Close to the village centre facilities  

Constraints AONB  – development appears likely to significantly harm scenic landscape 
quality because of the  prominence in the landscape due to position on the 
south side of the ridge 
Impact on the Conservation Area and setting of Listed Buildings  
Not adjacent to the LBD. 
No apparent vehicular access to either site in the submission 
Good quality, viable agricultural land 
Public Footpath no 325 crosses site LS20  
View from footpath LS 20 will be protected in the BNDP 
Visual impact on the southern/eastern approaches to the village 
 
The promoted sites are very ‘open’  lack any clear boundaries to the 
southern side and could be difficult to ‘contain’ future extension 

Assessment 
conclusions 

Site is suitable (Y/N) 
Site is available (Y/N) 
Site is achievable (Y/N) 

Scoring These two sites are in the third quartile of the rankings list and taken 
together with the other constraints are unlikely to be suitable  for 
development. No apparent means of access apparent 

Conclusions These sites if developed would be very prominent and therefore undesirable 
in an otherwise unspoilt scenic rural landscape. Although they are close to 
the village centre, development would adversely affect Benenden’s historic 
core: the church, the churchyard (nominated Local Green Space in the NDP)  
and the Glebe field as well as taking up good quality agricultural land. The 
lack of vehicular access would seem to make these sites unworkable and 
other village sites would have less impact and therefore be preferable. The 
sites could be difficult to contain if developed.  
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Site LS16 Uphill, New Pond Road 

Address Site LS16  
The site lies adjacent to New Pond Road and to the north of The Street in 
Benenden village centre. It is outside the Conservation Area but within the 
newly-defined Limits to Built Development (TWBC Local Plan 2019) 

Site Area The total site area 0.78 hectare 

Description The site submitted is the house and garden of a property in New Pond road. 
It has direct  access  from New Pond Road, some 140m north of the cross 
roads. This part of the road is outside the 30 mph speed limit, is straight, 
and traffic travels relatively fast. Any planning application Traffic Impact 
Study will need to address the traffic speed and also how pedestrian access 
to the site is achieved. The whole of the site lies within the  
AONB. 

 
 
 
Submitted site outlined in red 
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Amount of 
development 

The site comprises a residential plot inside of the LBD, strictly speaking this 
is PDL.  The site abuts submitted site 158 (Greenacres) and sits between this 
and the Hortons Close ‘exception site’ development within the LBD 
boundary and close to the village centre.  
 
Density would need to take account of the existing site and nearby sites  
including Hortons Close, the nearby  Conservation Area, and housing 
densities of recent permissions in Benenden (Rydon Homes/Wedgewood 
Homes in Walkhurst Road) and Cranbrook (Crane Valley) which have 
yielded 12 – 17 dwellings per hectare>Iit is considered that this site should 
be realistically developed at a similar density in order to maintain the 
character and distinctiveness of the village centre, which it abuts.  
 

Planning policy The site is fully within the AONB and consequently great weight should be 
accorded to conserving the landscape and scenic beauty, the presumption 
in favour of sustainable development does not apply.  

SHELAA / HELAA 
status 

This site has been allocated in the TWBC Local Plan 2019 

Opportunities The site has the opportunity for a modest development  However, the 
impact of development on the site should be considered so that it does not 
become ‘out of scale’ with the adjacent village centre and established low 
density development pattern north of the Street. 

Constraints The key constraint for this site is its location within the AONB. 
 
The principle public views of the site are restricted and from New Pond 
Road  
 
The site has substantial mature trees and hedging , notably to the W, N and 
E 
 
Traffic speed and hazardous crossroads – possible contribution to speed 
reduction mitigation measures and pedestrian facilities 
 
There is no pavement on New Pond Road. However, a rural footpath set 
back from the road along the wide verge and in a style in keeping with the 
existing village centre (see Design Guide) would link it up with Hortons 
Close and connect the development to the village centre via the pavement 
running along the Street 
 

Assessment 
conclusions 

Site is suitable (Y/N) for a modest development 
Site is available (Y/N)  
Site is achievable (Y/N)  
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Conclusions The site sits adjacent to recent built development and within the latest LBD 
as proposed by TWBC and close to village facilities. It is PDL comprising an 
existing dwelling with substantial garden.   The sustainability credentials of 
this site are high and It is considered that it is potentially suitable for  
development respecting the constraints and requirements outlined above. 
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Site 222 Green Meadow, Land west of Iden Green Road 

Address Site 222 Iden Green Road/Cranbrook Road, Benenden  
Field bordered with mature trees and hedging west of Iden Green Road stretching 
from Iden Green Road itself and along behind the houses fronting Cranbrook 
Road, Benenden

Site Area Original site submission 5.05 hectares 
Site re-submitted September 2018 estimated to be around 3 hectares and now 
excludes the western part of the original site behind the houses along Cranbrook 
Road 

Description The current site is flat/gently sloping meadowland effectively enclosed by mature 
trees and a high mature hedge on the eastern side along Iden Green Road. There 
is ancient woodland a short distance to the south of the site along Iden Green 
Road. There are no properties on the Iden Green Road frontage but there are two 
properties opposite on the eastern side of Iden Green Road (one fronting The 
Street), and a drive access. The Limits to Built Development enclose these two 
properties and extend opposite half of the site frontage.   
 
The north east corner of the site (about 0.5 hectares) is in the Conservation Area 
(see plan in Policy section) and a narrow strip extends down the road to include 
some mature trees.  The north east corner contains a neglected pond (once part 
of the Manor) which will, together with its surroundings, be designated as a Local 
Green Space in the Neighbourhood Plan, and any development would be required 
to restore this historic pond and create a setting for it. The pond would need to 
be made accessible from the main part of the village.   
 
The original proposal for development from Millwood Homes comprised some 40 
houses located at the top (north) end of the site nearest the village. The Pre-
Application was turned down largely on grounds of environmental impact. The 
revised scheme (September 2018) comprises some 29 houses located towards the 
bottom (south) end of the site leaving the pond and surroundings as local green 
space.  
 
Access to/from the site could be taken from Iden Green Road, which has good 
visibility at this point, but at a safe and satisfactory distance from the crossroads. 
The crossroads has very poor visibility in some directions and has been the cause 
of a number of accidents. Therefore any development proposal would be 
expected to include, within its Traffic Impact Study, proposals to seek to improve 
the safety of the junction.   
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The revised (reduced) site outlined red 
 

 
The revised site (Sept 2018) 
 
 

56



 

 
The site looking west 
 
 
 
 
 
 
 
 

 
The neglected pond 
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Amount of 
development 

Original Millwood scheme approx. 40 houses. Revised Millwood scheme on 
reduced site for 29 houses.   
The revised site comprises approx. 3 hectares of which 1 hectare is excluded from 
development (pond and surroundings/green space) leaving 2 hectares for 
development, calculated at 68% developable area, allowing for minimum 15m 
buffers to protect ancient woodland and other green buffers, at an average 
density of 12.5 dwellings per hectare (refer Benenden NDP Policy HXX) would give 
a figure of 17-18 dwellings. 
In the context of the strategy for the parish to develop brownfield sites first, 
where possible, it is unlikely that this site will be allocated given its sensitive 
position marking the edge of the  village, with sweeping views to the south from 
the Cranbrook Road, and therefore importance in the AONB (see Landscape and 
Environment Views). The NDP would seek assurances that the now-excluded 
western part of the site would be excluded from any development in future and 
that the area surrounding the pond was similarly protected from future 
development.  

Planning 
policy 

The site is in the AONB, commands sweeping views from the northern/crossroads 
end of the site (protected View in the NDP) and consequently new development 
should be restricted. Part of the site is also in the Conservation Area, as described 
above. There are many mature trees surrounding the site, in particular a group of 
pines and some on the frontage, which should be preserved. The pond and its 
surrounds is designated a Local Green Space in the Benenden NDP. 
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SHELAA / 
HELAA status 

This site has not been allocated in the TWBC Local Plan 2019 
 

Opportunities Near to village centre 

Constraints 

 
Greenfield site; good quality agricultural land currently used to produce a hay 
crop 
The contribution of the open field (and woodland to the SE) to the designation of 
the CA and Historic Parkland is notable, this extends the entire site frontage on to 
Iden Green Road to contain the historic core of the village in the AONB setting. 
Significant groups of mature trees. 
Historic pond and associated archaeology 
Proximity to roman road and the modern High Weald Landscape Trail 
Views from crossroads to be protected in the Benenden NDP 
Area round the pond to be designated a Local Green Space in be NDP 
Green space which marks the historic western ‘border’ of the village 

Assessment 
conclusions 

Site is suitable (Y/N) Yes – However, the numerous 
environmental reasons why the site 
should not be developed mean that other, 
better screened, less strategic village sites 
should be preferred 

Site is available (Y/N) Yes (It is understood that Millwood 
Homes have an option on the site and 
wish to develop). 

Site is achievable (Y/N) Yes 
Conclusions The revised site has the potential to accommodate around 17-18 dwellings at its 

southern/eastern end with a potentially beneficial enhancement of the presently 
neglected pond and surroundings in the Conservation Area. However, apart from 
the Parish Councils decision to develop previously developed land first, there are 
numerous environmental reasons why the site should not be developed together 
with fears of creeping suburbanization if development were permitted on this 
(west) side of Iden Green Road where currently there are no buildings. Ribbon 
development linking the two distinct settlement of Iden Green and Benenden 
would be contrary to current policy. 
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